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Mr. Henry K. Peterson, Chairman,
City Planning Commission,
Council Bluffs, Iowa.

Dear Mr. Peterson:

In accordance with our agreement with your Com-
mission, we are herewith submitting the final report and
maps covering s comprehensive city plan for Council Bluffs.
We believe the recommendations herein contained form a sound
program for the future development of your city.

We wish to gratefully acknowledge the very fine co-
operation we have had from you and other members of the Com-
miggion; from Mayor Einer P. Juel, and former Mayors Phil
Minner, John leRoy Petsrson, and George B. Sparks: from
Mr, Forest E. Grover, City Engineer; Miss Twyla Holmes,
Secretary of the City Planning Commission; Mr, Russel J.
Mourer, Supsrintendent of Schools, and his predacessor,

Mr. G. W. Kirp; and mepy other interested people.

Very truly yours,

HARE & HARE,
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FCREWORD

The purpose of a Master Plan is to guide the growth of a
community, so as to make it a more convenient, efficient, orderly,
and attractive place in which to live, work and play. The planning
procedure, to realize thsse objectives is: First, compilation and
presentation of certain data as an inventory ot existing conditions;
second, analysis of these data, and recommendations for various phas-
es of the coordinated, physical development of the city; and third,
a program of procsdure in carrying out the plan.

City planning is most successfully realized through a per-
manent and continuously active citizens planning body in the fomm of
a City Planning Commission, working in cooperation with the cityts
governing body and citizen groups. Planning is a continuous process,
and in & growing city no plan cau be gtatic. All proposed improve-
ments should be checked against the plan, and changes mads in the
plan to keep it current, but only whan new conditions justify. Other
recommendations of the plan should then be reconciled with these
changes. This is the continuing work of the Planning Commission.

The proposals hersin made are principally concernsd with
the physical development of the city, but sre closely related to social
and economic problems. The real value of planning is the increased
comfort and happiness of ths citizens, through the improvemsnt of

their envirenment.



Some of the recommendations, such as zoning, can be put
into effect with littls or no expense; while others must e cessar-
ily be carried out over a period of years, as money is expended for
publie improvements. The purposs of a comprshensive plan is not
necessarily to increase the city's expenditures, but to guide them
when and if made, s0 as to avoid duplication and waste through an

ordsrly, rslated program of civic development.

HARE & HARE, City Planners
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PART I

GENERAL CONSIDERATIONS

HISTORY

Council Bluffs derived its name from a council held with
the Indians, by the lewis and Clark expedition in 1804, on the bluffs
at the site of the present city. This spot was later known as Coun-
¢il-Hill, or Council-Bluff. As early as 1823 a trading post for pio-
neer settlers of the west was established at this location. No set-
tlement, however, was made until the fall of 1845, when a party of
Mormons, composed chiefly of English emigrants on their journey west-
ward, started a village on the bluffs and ealled it Kanesville. Most
of the Mormons left in 1852, but since the settlement had by that
time becoms known, many people from Missouri, Illinois, =and Indiana
quickly moved into the area. An act passed by the General Assembly
of Iowa in 1853 changed the name of this progressive town to Council
Bluffs, and in ths following April the first city government was
formed. Councii Bluffs has experisnced the normal booms znd de-
pressions of most cities, but has nevsrtheless prospered and grown
to be a city of over 45,000 people. It is today the metropolis of
southwestern Iowa, and is the center of the richest agricultural sec-

tion of the stats. The numsrous railroads, factories, and indusiriasl




wgm

plants, together with the sduestional and businsss opportunitiss which
Council Bluffs haes to offer, make it a clity of active and progressive

peopla.

SITE AND TOPOGRAPHY

Unlike many river cities which have broken topography near
the river, Council Bluffs for most of its area 1s low and Flat. Only
the eastern thirty percent is high. This saztern section, howsver,
is s series of stesp hills or bluffs, on which some of the residential
sections are located. Thege bluffs rise asbruptly from the flat weste
ern ares snd Trom their $ops many interssting views can be had., The
townsits of approximately 1&%'ﬁq&ara riles is generslly wooded, sdding
to its natursl beauly.

The topographical map, Plate No. 1, shows that there 18 bdut
s ten foot rise from the Missouri River bank to the foot of the bluffs,
a distance of three and one-bulf miles; while the bluffs themselves
rise oyer 280 feet above the vslley in places. The rangs is from ap-
proximately 980 fest to 1275 feet sbove ssa level., This pleturssque

topography makes Council Bluffs & most interesting city.
CLINATE

The elimste of Council Bluffs is moderate, with an annual

mean temperaturs of 48.95 degress. The ever changing seasons, typical

of the midwestern sress, make the olimate invigorating and heslthiul.



PLATE NO., 1

TOPCGRAPHICAL MAP

This map shows the contrast in elevation bs-
tween the flat area to the west and the steep
bluffs at the esast sids of the city.
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The annual temperature shows an average of twenty to twenty-five de-
graes for the winter months, and seventy to ssventy-Tive desgrees for
the summer months. The average annual rainfall in Council Bluffs is

29.05 inches.

GROWTH COP PORULATION

It is reasonable to assume that Council Bluffs is not des-
tined to be a metropolis, but with improved transportation and free
bridges to and from Omaha, it will undoubtedly enjoy a healthy and
stesdy increase in populstion. The purpose of the c¢ity plan is not
to provide for the nseds of a wvery large clty, but rather to provids
for the convenience and enioyment of the present citlzens and those
who may come in the futurs. The sdvantages which will result in
careful planning are certain to atiract additiopal population.

The grestestgrowth of populstion in numbers was in the ds-
cade between 1870 and 1880; and in percentage in the decade between
1860 and 1870; as shown on the Population Curves, Flate No. 2. Thisg
iztter incresse was approximately 398.2 percent. The next grsatest
increase oceurred between 1870 and 1880, with a gain of 80,2 percent.
Trom 1880 to 1930 a stesdy inerease prevailed, but from 1830 to 19840
there was & decrsase of Ll.4 percent. However, the chart shows an up-
gwing again, the percentage of increase from 1940 %o 1950 being about

9.4 percent; and it is reasonable to expect a greater increass in
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PLATE NO. 2

POPULATION CURVES

These graphs show the past growth of Couneil
Bluf'fs and the probable future growth, based on an
assumed meximum average increase of twenty percent
per decade, Or a minilmum sverage increase of ten
percent per decade. They also show that the great-
est increase Oceurred prior to 1870. The graphs
for the Negro and Foreign Born Population show that
both are now on the dscline.
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the future. Assuming a twenty percent increase per decade uniil
1970, a population of perhaps 65,000 would be reached. If ths in-
crease was but ten percent per decade until 1870, a population of

approximately 55,000 would be attained at that time.

RACIAL COMPOSITION

Conneil Bluffs is largely a clty of natlivs born, mnd as
such the high standard of living, characteristic of our country, should
be maintained. It is interesting to note on the Population Curves,
Plate No. 2, that not only the persentage of foreign born, but the ac-
tual number, has decrsased steadily from 1910 fo the present time,
This is largely the result of natiopsl immigreation policies.

The negro populatiocn in Council Bluffs is very small, at the
present time being approximately 1.2 percent of the total. ¥From 1500
to 1930 a rapid incresse occurred, but between 1930 and 1940 there was

a2 mriked decline. Figures sre not as yet available for 1950.

DISTRIBUTION AND TREND OF POPULATION

The present distribution snd the‘trend of population has an
important bearing upon all phases of the future development of = city.
A map has been prspared giving the population distribution for Council
Bluffs (Plate No. 3). This shows that ths greatest density is in the
east central section of ths city, that being approximately the location

of the original townsite. Apother section having a greater density



DISTRIBUTTION CF POPULATION

This map shows that there ars no resal areas
of congestion, although there is a concentration
of population in the east central seection of tha
¢ity, and north of Broadway.
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is that ares immediately north of Broadway, for almost the entire
length of the flat western section of the city. Homever, there is
no area of extreme concentration, and the entire developed portion
of the city shows an unusually normal density.

he same built-up or occupied areas are reflected by the
Vacant Property Map (Plate No. 4). This map shows the extent of the
vacant areas in the southwest, southeast, north, and northeast ssc-
tions of the city. The large area in the southwest section is very
flat, and is potential industrial property, while the unoccupied area
at the northeast and southeast is very hilly and difficult for resi-
dential development. A portion of this broken ground wili be recom-
mended for park purposes.

The trend of residential development is shown graphically
op Plats No. 5, by the location of structures for which building per—
mits were issued between January 1941 and Juns 1947. For residences
a definite trend to the west on the level arsa is indicated, which
trend should be accealerated by the recent release of tolls on the
Aksarben Bridge. It is gratifying to note a filling in of vacant
lots througkout the city. Apariments were mostly on the perimeter
of ths central business districts.

Plate No. 6 shows the permits issued for business and indus-
trial buildings during this same period. I% can readily be seen that
the majority of the business buildings were along Broadway. The in-

dustrial buildings are few, but generally located on railroads.



PIATE NO. 4

VACANT PROPERTY

The map shows considerable vacant area at the
morth and south sides of the c¢ity. Eowevsr, with
the exception of the area to the southwest and porth
central, a great percentage of the lapd is steep and
difficult to dewvelop.
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PIATE NO. 5

BUTLDING PERMITS

Regidence and Apartments

This map shows the greatest activity toward
the west, where a number of residences were con-
structed during the war, as well as a filling in
~of vaeant lots throughout the eify. Apartments
were mostly on the perimeter of the central busi-
"nesg district.
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PLATE 0. 6

BUILDING PERMITS

Business and Industry

This map indicates that the majority of
business buildings were constructed zlong Broadw
way, with the industries generally on railroad
trackage in natural industrisl areas.
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The areas in Council Bluffs servad by water asnd sewer are
shown on Plate Fo. 7. The devslopsd areas of the city are shown to
be well sefved by both water snd sewer linss. However, 1t will bhe
necessary to make extensions of both these ubilities when the outly-

ing areas are developed, either fOr residence or indusiry.

SOURCES OF PROSPERITY

Council Bluffs has been a railroad center since it was mads,
in 1863, the eastern terminus of ithe Union Paclific Hailroad. Partly
on account of its location near the geographieal center of the nation,
ten major trunk railroad lines come to the city. In the center of a
rich farm reglon, it has nsturally becoms the irading and shipping
metropolis for southwestern Towa. It i1s ome of the grest agriculiursl
implament trade centers of the world, and also has a large trade in
fruit and farm produce. There are eight large grain elevators, as
well as fesd mills, dairies, bee supplies, basket factories, $ruck
body plants, and many other types of Industries.

Since a high percentage of the peopls of Council Bluffs work
in the factories and railroad shops, ths per caplts bank deposits and
postal receipts are lower than in most cities of comperable populgtion
in the region. Omaha, Nebrasks, much larger thsn Council Bluffs, just
across the river, has undoubtedly adversely affected the financisl rat-
ing of the smaller city. However, as Council Bluffs continues 1o grow

and add more indevendent industries, this influence may bhe reduced.
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PLATE NO., 7

AREA SERVED BY WATER AND SEWHER

This map shows the area of Council Eluffs
now served by water and sewsr.
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The city can take advantage of several unusual opportunities
in order to increase its growih and prosperity. The opening of the
free bridge to Omaha will encourage the building of many new homes for
workers employed in Omaha. In turn it will make évailable additional
workers for Couneil Bluffs who live in Omaha. The large number of po-

tential industrisl sites available in the southmest ssction of the
-city; ?ﬁgn pibperly protected by a leves, present an umusual oppor-
funify for;induéfrial growth, Also, the picturesqué te:rainlaf the
hiliy eaétsrn section of the eity offers the opportunity for a unique
type of residential development, convenient to both Council Bluffs and
Omahs. By careful, long range planning, the city can make the best

use of these advantages.

CULTURAL AND RECREATIONAL ADVANTAGES

Iﬁ addition to the'system of publie schools of elementary and
high =school grédss, discussed under "Schools", Counecil Bluffs has three
Parochial schools, and one business school,

Thers are approximately fifty churches, representing nearly
all denominations. Many of these churchses have modern, well equipped
buildings, and are carrying on comprehensive programs of religious ac-
filvities,

The active civie clubs, together with fraternal organizations,
such as the Masonic and Eastern Star orders, Elks, ﬁbose, Eagles, I.0.0.F.,
American Legion, V.F.W., etc., all coastribute to the social and civie

activities of the city. In addition, ths programs of the Boy Seouts,
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Camp Fire Girls and Salvation Army are a helpful influence to all com-
munities.

Reereational advantages are provided by a municipal golf
course, playgrounds, several swimming pools, and many tennis courts.
In addition to about five hundred acres of parks and playgrounds, de-
seribed elsewhere in this report, the c¢city has a professional bassball
toam, affiliated with the St. Louis Cardinals, and other types of wholew

some commercial recreation.
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PART T1I

RECOMMENDATIONS

In Part I of this report data and plans are prasented show-
ing certaln existing conditions in Council Bluffs. Part II will give
recomnsndations for the improvement of the ¢ity, based upon this and
other factual information. These recommendations will be classified
under three main topics: (1) Circulation and Communicatiom, -
streets, bus and truck routes, and railroads; (2) Publie Property -
public buildings, parks, recreational areas, and schools; (3} Pri-

vate Property ~ zoning, and control of land plats.

MATOR AND MINCE STREETS

The main objective in planning a city's streets is to pro-
vide 2 better system of mein routes, as well as eonvenhient local access
t0 property. Major streets should be of direct alignment, and proper—
1y spaced throughout the c¢ity. They should lead from the central see-
ticn of the city to the cutlyipng territory, and in sddition there should
be erosgtown and by-pass routes affording reagonably convenient travel
through the city and the region, without passing directly through the

busy, congested central distriet. On such major streets, a large amocunt




of through traffic can flow efficiently under proper control, and thus
relieve minor streets of all exceprt local traffic. Minor residential

streets, freed from unhecessary traffic, bscome more quiet, as well as
safer.

All growing cities reslize the need for relief from traffic
congestion. Streets planned in another era are often $00 narrow and
too inairéct to ecaryy the inecreased volums o automobile traffie.
There are threes ways ot reducing traffic congestion, namely: atreet
wideninz; rerouting, and provision for more maln arteries; +traffic
control by stop lights and parking limitatiopns. All three methods
are neaded in improving the present conditions. The first two involve
physical planning, and come within the scope of this repord. The third
ig apn admiristrative matter, to0 ve handled by the traffic department.
No ome can prediet exactly what ths traffic demands will be upon the
major streets in future years, bult it is a certainty that the traffie
1oad will be increasingly hesvy. An adequate provision nw for msjor
streets will avoid much more diffiecult and expensive changes later.
Such improvements will in the end prove to be a saving, rather than
an expense to the city.

STANDARDS FOR STREET AND PAVEMENT WIDTHES

As a guide for future street development, the accompanying
Typlcal Cross Sections (Plates Nos. 8, ¢, and 10) for the various classes

of major and mincr street, wers preparsd.
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PLATE T0. 8

TYPICAL SECTIONS -~ PRIMARY MAJOR STREETS

This drawing shows typical ecross seetions for the
development of primary Major Strsets in business and
residential districts.
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PLATE NO. 9

TYPICAL SECTIONS - SECONDARY MAJOR STREETS

This drawing shows typliezl cross sections for the
development of Secondary Major Streets.
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PLATE NO. 10

TYPICAL SECTIONS - MINOR STRERTS

This drawing shows typical cross sections for the
development of minor residential streets. A twenty-
gix foot paving is ample for local traffic in single
family districts, regardless of width of right of way.
In apartment distriects, or streets carrying more than
local traffic, thirty-gix foot paving is desirable,
whiech requires a right of way of sixty feet or more.
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The width of the street refers to the width of the right of
way between property lines, as distinct from the width of the roadway
or paving. Various standards are set up in the typical cross sections
for streets designated as primary and secondary thoroughfares. In ad-
dition, all minor streets in residential districets should be at lesast
fifty feet wide, and all streets 1n mreas zoned for apartments should
e at leagt sixty feet wide.

The rescommendations mades for roadway widths are based on the
number of linss of traffic recuired. Eight feet ig used as a lane for
vehicles parked parallel teo the curb; eighteen feet for forty-five de-
gres diagonsl parking; and ten fzet for moving vahicles. Hwever, s
twelve foot width of lans is recommsnded for hisher spesd traffic on
highways on the outskirts of the city. ZBxecept in local residential
streets, one way straets, or certain exceptional cases, an even number
of linss of traffic is desirable, in order to avoid s joint use of the
canter lane by traffic in both direetions.

TYPICAL STREET SECTIONS

The accompanying Cross Sections show primary major streefs in
the business district, with six o eight lsnes (depending upon the kind
of parking allowsd), with a paving width of 76 feetg apd other primary
major streets with six lanes, and a psving of 56 fest. In certain cases
on a primary or secondary street, where parking is not required, four 10
foot lanes for moving traffic are recommesnded, or a total of forty fest.
Other sscondary major straets are usually shown with four lanes for traf-

fic, two moving, and two mrked, or thirty-sixz feet.
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A twenty-six foot peving, providing three laznes for traffic,
iz sufficient width for purely local streets in detached house resi- .
dentlal districts, but any street that will have a great amount of
through traffiec, or is zoned for apartment use, should vprovide a mini-
mum of four lznes, or thirty-six feet for ths roadway.

In suburbzn sections, where there will be no parking on the
paving, and where there is nc curb, a paving of twenty feet will be
sufficient for local streets, or twenty-four feet for through or high
spesd highways., However, on such streets, study should be given to
the finished grades, go that in the future if widening of pavement
and the addition of curbs become necessary, and the ditches are aban-~
doned, the paving grade will be satisfactory for drainags to storm
sever inlets.

In adéition to the recuirements for roadways, the right of
way for a street should provide smple space for walks and street trees.
Walk widths can vary according tc the use of sdjacent property. In
business sections they normally sxtend from the curb to the proverty
line, although in loecal shoppipg districts street treez set in open.
ings in the walk are very desirable. In residential streets a walk
width of four feet is usually ample, apd such walk is ususlly placed
gbout two feet from the property line, in order to provide clearsnce
from any wall or fence that might be built. A minimum width of six

feet should be providaed bestwesn the curb and walk for the planting of
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street trees. If less width than this is used, the trees, as they
grow, are apt to damage the curbs and sidewalks. The location of
street trees between the curb and sidewalk is usually the most logiw
cal for the purpose of furnishing shade, but on very wide streeté the
sidewalk can properly be set farther from the property line and a
second line of trees supplied between the walk and the property line.
On streets wider than fifty feet, where a narrow paving may be widened
in the future, street trees should be set far enough from the curb to
allow for such widening.

STREET AND PAVING WIDTHS IN QOUNCIL BIUFFS

Bxisting street widths in Council Bluffs vary in different
parts of the city. Plate No. 11 shows that nearly all of the streets
in the original townsite are sixty feet or more wide, and this standard
was followed as the eity was expanded.

EXTSTING PAVED STRERTS

Plate No. 12, Existing Paved Streets, reveals the lack of
ravement on streets in a great part of the developed area of the city,
Also, the older part Of‘the city, now predomimantly business, has many
streets on which the pavement should be replaced. A comprehensive,
long term program for new paving throughout the city is a very import-
ant project, and should be given early consideration.

BLOCK LENCTHS

The pattern of streets in Council Bluffs is very similar to
many contemporary cities, in that most of the blocks are nesrly square,
or very short. These shapes are wasteful, not only in original land

cost, but also in the cost of paving construction and maintenance.
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PIATE NO, 11

EXISTING STREET WIDTHS

Street widths in Council Biuffs are in al-
most all csses sufficiant to allow the construetion
of paving of adequate width to meet traffic nseds.
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PIATE FO. 12

EXISTING PAVED STREETS

This map shows that the streets in the
sastern section of the city, and adjacent on
the north of Broadway, are paved, while the
remainder of the platted streets on which much
development is taking place are still unpaved.
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Most blocks in Council Bluffs are from three hundred feet to four
hundred feet long, while the most sstisfactory block length for resi-
dential subdiﬁisibné is now considered to be from eight hundred to
fifteen hundred feet. Longer bhlocks reduce the number of intersec-
tions, and decrease traffic hazards. The vacation of existing cross
streets is difficult, because Often residences or stores facing the
side streets have been placed oh the rear corner lots. The use of
double or parallel alleys in the same bloeck should also be discouraged.
A study should be instituted by the City Zhgineer, with the object of
recomméﬁding cross streets that eould be vacated. This land would
révert to the adjoining property owners, and if unéaved streets were
choéen.for vacétion, the future cost of raving and maintenance would

be saved.

"MAJOR STREETD IN COUNCIL BLEEES

The main object of the MaJor Street Plan is to focus atten-
tion'upon certain existing thoroughfares and arteries which have strateg;
ic loecations in fhe_circulation scheme, and to use them as a nucleus for
building up a complete thoroughfare system by adding new connecting ar-
teries. Couneil Bluffs is very lacking in thoroughfares that could
serve as by-pass routes, thersfore streets of this character should
ﬁe opened. At the present time Broadway carries nearly all of the
through east and west traffic to and from Omaha. The northeast branch
of Broadway and Main Street and Third Street, connecting with U. S.

Highway No. 275 at the southeast, carry the bulk of the traffie in
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those directions. Since it is almost impossible 10 widen these

streets where they run through the central business area, a provision
for decentralization of traffic by means of altermmte or by-pass routes
is made. These streets, as well as the other sireets designated ss
major thoroughfares, should be given proper widih and paving to accom-
modate this traffiec. The Major Street pattern, when developed, will

do much to improve traffic conditions in Council Bluffs.

MAJOR STREET PLAN

The accompanying Major Street Plan, Plate No. 13, shows
a comprehensive system of main traffic routes, with indications for
streets of sufficient width, streets to be widened, and streets to
be opened. It also shows the relstion of these streets to present

and proposed parks, and other publie or semi-public property.

DETATESD DESCRIPTION OF MAJOR STREETS

Ievee Boulevard and Highway No. 6

Of major importance to the city of Council Bluffs is a meth-
od for relieving Broadway of the wery heavy truck travel which now tra-
vorses the entire length of that street. It is therefore recommended
that a by-pass route at the north of the city should be devsloped. The
route as proposed has been discussed with the engineers of the State
Highway Department, and Federal authorities, znd would form a link in

the proposed nation-wide Interstate Highway System. From a connection
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PIATE N0, 13

MAJOR STRERT PLAN

Thig map shows a proposed comprehensive system
of major streets =nd highways; also the relation of
these streets t0 present and proposed parks and other
public and semi-public property.
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to the northeast of the city with a new westerly extension of U. S.
Highway No. 6, which in turn would intersect U. S. Higlways No. 75 and
No. 30A, and State Highway No. 84, the new highway would skirt the north-
erly city limits and follow the levee along the river front, in parts
coinciding with a previously designated boulevard on which the levee is
now built. An interchange would be provided at the Aksarben Bridge, and
thé'rOute woﬁid then proceed south along the river to a connection<with
U. S. Highway No. 275 near the South Omsha Bridge. So far as possible,
it should be a limited access highway, with two twenty-four foot road-
wayé and a medial strip.

As the Aksarben Bridge becomes overcrowded, an additional
bridge will be necessary. This bridge should serve the through route
of Highway Nb. 6 to the west, by-passing the business distriet of Omahg
on.fhe ﬁorth. rIt is.probable that a location near the Illinois Cenmtral
'raiirdad bridge would be satisfactory, but this will have to be deter-
| mineﬁ by.joint'action of Federal, State, and Munieipal authorities.
Another traffic interchange should he provided at the new bridge.
- Avenus "G"

This avenue would provide a continuous route from the proposed
Ievee Boulevard on the west to North Bighth Street on the east. It is
open for most of its length, and the present right of way width is ade-
quate except for three small ssections. A minimum paving of thirty-six
feet should be providsd, with wider paring from Thirteenth to Tenth

Street, t9 accommodete the industrially zoned area at that point.







-]

Southwest from Frontier Park toward
Aksarben Bridge, showing proposed loca-
ticn of levee Boulevard and U. 3. Highway
No. 6, with interchange into Aksarben Bridge.
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levee south from Dodge Park
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Levee west from Thirty-seventh Street

Pictures taken on site of proposed U. S. Highway No. 6, or its
extension to south.
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It is recommended that this street be developed as a major
thoroughfare, in order to relieve traffic on Broadway. The development
should start with a connection t0 Broadway at about Thirty-ninth Street,
and extend east to Fifteenth Street. TFor most of the distance the street
is of suffieient width. Fowever, the paving should be widened in accord.
ance with the scheduls,

Washington Avenue

In connection with the development of the proposed viaduct on
Broadway, it is recommended that from the east end of this siructure a
diagonal thoroughfare be opsned 0 ths northeast to Waghington Avenue
at North Eighth Street. Washington Avenus should then be widsned to
Frapk Street, and proper pavine widths provided. The alignment of Washe
ington Avenue, as it intersscis Frank Strest, could be produced northe-
east to intsrsect Broadway. This Washington Avepus route would provide
relief for traffic in the vicinity of the central business area.
Broadway

At the present time, Broadway carries the bulk of the traffic
going through the city from east to west, and is very econgested in spots,
agpecially the downtown area. Bven with by-passes, it will always be an
important route. The recent widening of the paving in the westerly sec-
tion has been a great help. Additional paving width in places is recom-
mended on the schedule, as well as sxtrs right of way width at the north
end. In order to relieve ths trafflc congsstion caussd by the railroad
tracks in the vicinity of Eleventh Street, a propesed viaduct is recom-

mended. This viaduct should extend from approximately Tenth Street to



Y. .

Thirteenth Street. Much of the traffic tis-ups would be eliminated,

and an sasier flow produced.

Pisrce Strset - Canning Straet

At the interssection of Broadway and Osk Avenue, it is recom-
mended that an opening be provided whiech will connect with Plerce Street
about thres hundred faet north of Oak Street. This diagonal opening
would provide an easy flow of traffic into Pierce OStreet, which in turn
connects with U. S. Highway No. 6 on its present location. From Pisrce
Street, Canning Strest should be widened to & point beyond the city lim—
its, as a connection to State Highway No. 64,

Second Avenue

Second Avenue, as in the case of Avenus "A", is also designed
to provide relief for the traffic on Brosdway, as well as to serve an
industrial area. It would also siart at about Thirty-ninth Sireet and
Broadway, with 2 diagonal route 0 be opened southeast to Second Avenue
at sbout South Thirty-eighth. Second Avenue should be widened its en-
tire length through to Main Street, and a fifty-six foot paving construct-
ad. At the intersection of Willow and South Bighth Streset, fha northeast
corner should be asccuired, in order to provids an easy connection with
Willow Street.

Ninth Avenus

In connection with the proposed industrial areas along Ninth
Avenue, it is recommended that this street be developed as a major thor-
oughfare, and be widsned from South Thirty-fifth Street to South Third
Street, the easterly end being part of State Highway No. 375. The pre-

sent paving should ve increased to fifty-six feet.
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Sixteenth Avenus - Tostevin

Thls route forms a secondary connection from the highway en—
tering the c¢ity at the southeast 40 the industrial aress in the vicinity
of the railroad yards at Sixteenth Avenue, and is of sufficient width.
However, the paving should be increased to the standards as shown in the
scheduls. From South Third Street a secondary route in connection with
this artery is recommended, extending to the east and then on a short
opening to ths scutheast $0 connsct with Tostevin, both of whieh connect
with Grahawm Avenus.

Twenty-third Avenus

This avenue is part of a secondary major circumferential route
wizich inecludes Morth and South Twenty-ninth Streets in the west central
part of the ecity. It will also serve the industirial area. This sgection
of this thoroughfare would start at Ninth Avenue and follow an alignment
through opsr country t0 the southeazast to Twenty-third Avenue at South
Twanty-fourth Streset. It is recommended that the opening bs ore hundred
feet wide, and a forty foot paving provided. Twenty-third Avenus from
South Twenty-fourth Strest to South Eighth Street should be widened and
improved, with proper vavipg widths.

Twenty~eighth Avenus - Twenty-ninth Avenue

An artery is recommended starting in the scuthwest area of the
city at the woposed levee Road near the extension of South Thirty-fifth
Street, and providing a new thoroughfare connecting with the present Twenty-

gigihth Avenue at South Twenty-fourth Street. It would then follow Twenty-
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eighth Avenue to South Eightn Street, where a diagonal to the =southeast
would connect with Ywenty-ninth Avenue. Continuing to the east, it would
intersect State Highway Mo. 375. An eighty fooi width should be estab-
lishasd for opening and widening, and the proper peving width provided.
This route, together with the Levee Boulsvard, would provide a conven-
ient by-pass from State Highway No. 375 to the Aksarben Bridge.

Thirty~-fifth Sireet

Thirty-fifth Street should be developed as a major thorough-
fars from the proposed Levee Boulsvard on the north to its extersion on
the south. It is of sufficient width north of Avenue "a", but should be
widensd and opened to the south to a width of sighty feet., Paving of
various widths should bz built, in accordance with ths schedule. Thare
is now an underpess at the Union Pacific fracks.

Twenty-ninth Street

Twenty-ninth Street is & part of the circumferential route prev-
iously mentioned, connsecting with Twenty-third Avenue in the southeast
section. From Avenue "A" porth it is of sufficient width, but should
be widsnsed to the south. The paving widths in various sections are shown
in the scheduls, Ap underpass should be built at the Union Pacific tracks.

Twenty-Tifth Strest

Twenty-fifth Strset, from Isvee Boulevard to Ninth Avenus, pro-
vides & secondary route for traffic through the central part of the city.
This thoroughfare has besan openzd across the Water Works property at the
north end. From here to Ninth Avenue the street is of sufficient width,

but the paving should be widensd to the recommended standards.
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South Twenty-fourth Street

This will provide a sscondary connection between Twenty-third
Avenue and Twenty-eighth Avenue. It is of 2 sufficient width, but be-
cayse of its connections with other main routses, it should have a forty
foot paving,

Twanty~-firat Street

The development Of this sireet would be of principal import—
ance in providisg connections between the east and west major streeis,
and the present and proposed railroad stations. It is of sufficient
width, but proper paving widths, as deseribed in the schedule, should
be provided.

Fiftsenth Street

Fifteenth Jtreet provides a contipuous route from the norih
end of the city to the south eity limits. It is recommended this thor-
oughfare start near the north city limits, at North Bighth Street, and
follow the present route southwest to North Fifteenth Street. From
here south to Broadway the present sixty-six foot width would be ample.
South of Broadway it should be widened, and a new right of way opened
between Sixteenth and Twenty-third Avenues. Paving is needed through-
out most of its length, and the limited present paving should be wid-
sned. A viaduct is proposed over the railroads from about Winth Avenue
to Thirteenth Avenue. With this grade separation, this route would
be ong of the few traversing the city from north to south without major

railroad crossings interfering with the easy flow of traffic.



Bighth Street

This artery would sls0 provide a continnous route from the
north end of the city to the scuth city limits, interrupted, however,
by some railroad crossings. From Broadway north the street is of suf-
ficient width except at one point, but paving or paving widening is
needed much of the way. TFrom Broadway south tc Twenty-sighth Avenua,
the street width should be incremsed to eighty feet, and a wider PAT-
ing provided. The north section of this route would comct with the
proposed Ieves Boulsvard and the proposed route of U. S. Highway No. 6.
In doing so, it would provide a through route from that highway south
to connect with State Highway No. 375, via Twenty-~eighth and Twenty-
ninth Avenues.

Main Strest -~ Pearl Street

Peerl Street and the northerly portion of Main Strest are in
the heart of the business district, and alsc serve public buildings.
Traffic congestion has been relieved by provision for one way flow
north of Sixth Avenue, and can be further relieved when necessary by
limitation of parking. Becamuse of this, and because of the permanent
buildings on thess gtreets, no widening of either street or of the
paving is propossd.

Third Street

Third Street, between Ninth Avenus and Sixteenth Avenue, is
an important link in State Highway No, 375, as it avoids railroad crogs—
ing. Because cf the traffic volums, future widening of right of way

ard paving is recommended,
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State Highway No. 370

From Sixteenth Avenue southeast 0 the city limits, the pre-
sent variable width should be increased to a minimum of one hundred feet,
and the paving width increased to forty-four feet, to take care of high-
way traffic.

Grand Avenue - Marshall -~ Harrison Street - South First Street - Graham

Avenue

This secondary artery provides access from the proposed U. S.
Highway No. 6 route at the north of the city, to the business district
on East Broadway, and should then contimue through the hills to the
south, and ultimately connect with State Highway No. 375 through Tog-
tevin. At the pressnt time this route consists of streets of wariable
widthe. It is recommended, however, that a minimum of sixty feet be
provided as far south as Madison Avenue, and a thirty-six foot mving
be constructed. However, at Madison Avenue the right of way paving
should be widened to accommodate the proposed loeal business district.
From here the streot and paving should be widensd to Fairmount Park.
The pregent one hundred foot width of the street through Fairmount
Park is adecuate, but the paving should be widened soms.

Madison Avenue

From the south end of First Street, extending southeast into
the county, Madison Avenue ghould be widened to eighty feet, and the
paving incereased as shown. This street provides access $to0 a potential
suburban district,

MATOR STREET SCHEDULE

The following schedule, Table I, shows in detall the present and

proposed width of right of way and roadway on the various major streets.
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TABLE 1

SCHEDULE OF THFORMATICON ON PROPOSED MAJOR STREETS

STREET WIDTH ROADWAY WIDTH
STRERET LOCATION PRESENT | PROPCSED | PRESENT | PROPOSED
lavee Blvd. Fronm the South Omaha Road
and Highway on the south, N.W. end Not open| 100 or more 2-24
No. 6 N. t0 levas at Aksarben Not paved
Bridege 6% medial
On present leves to 3007
east of N. 24th S%. 100 100 or Not paved 2-24
more 6t medial
To N.E. and B. to connesct
with proposed U.S.High- Not open| 100 or Not paved 2-24
way No. 6 mnore 6* medial
Avenue "G® From Iaves Blvd.
To 19CF W. of K. 40%h 50 60 ot paved 36
St.
To N. 37%h 5%. 44 &0 Not paved 36
To 400°¢ W. of N. 35th ¥ot openi 60 Not paved 386
Stﬂ
To W. 28%th 5t. &0 80 Not paved 36
To 476% E. of N. ZBth 40 60 Not paved 36
3%,
To K. 29th St. ¥ot open] &0 Hot paved 56
To H, 25th Ste. &0 &0 Not paved 38
To N. 13th Bt. &0 50 R+ 36
To W. 10th 5%. &0 a¢ 38 56
To N. Bth St. 80 50 26 36
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SCHEDULE OF THFORMATION ON PROPOSED MAJOR STREETS

STREET WIDTH ROATRNAY WIDMH
STREET LOCATION FRESENT | PHOPCSEL | PRESENT PROPOSED
Avanue A Prom Brosdway at 40th St.
diagonally N.E. %o Not open| 60 Not paved 36
Ave. A at 3Sth 8%,
To 38th St. 40 &0 Not paved 36
To 37th St. 80 60 Not paved 36
To 3lst St 60 60 37 37
To 30th S, £l.14 61,14 37 57
To 29th 3t. 62.84 62.84 37 3%
Te 28th 5t. 64 .54 64,54 37 37
To 15th S5t. £6 66 a7 a7
Washington From about 200% W. of
Ave. N. 9th 3%. on Broad-
way, Not open| 80 Rot paved 40
Disgonaliy HN.E. {0
Ne Bth 8%, and Wash-
ington Ave,
Te Scott St. 66 80 38 38
To Uakland Ave, 66 80 38 56
To Frank 5t. 1 80 38 38
Extended to Broadway Not open; 80 Not paved 40
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SCHEDULE OF IHNFORMATION 0N PROPOSED MATOR STREETS

STREET WIDTH ROATMAY WIDTH
STREET IOCATION PRESENT PROPCSED | PRESENT PROPOSED
Broadway From Bridge to 630' W.
of 37th St. 82 82 40 40
To 144*' E. of 34th St. 82 82 46 56
To 28th S5t. 80827 80-82¢ 45 56
Ty Indisn Creek Bridge 80 80 46 56
To Main St. 80 80 54 54
From Main to Bryant St. 80-120 820120 5495 54-95
To Approx. 300t W.E. of
2nd S5t. 80 80 54 54,
To lst St. 50-120 80180 54-95 5495
To 150% 3. of Oak St. 80 80 52 56
To Oax 3t. 80160 80-160 5E2-150 56150
To W. Linden 80 80 55 40
Te 120* N. of N. Lin-
den 80-160 80160 25 40
To 100 3. of Spencer
Ave, 60 &80 35 40
To City Limits &0 80 35 56
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SCHEDUIE (F INFORMATICH ON PROPOSED MAJOR STRERTS
STREET WIDTH RCATWAY WIDTH
STREET 1OCATTION FPRESENT | PROPOSED | PRESENT PROPOSED
Pierce St. From Brozmdway diagonally Not open| BO Not paved 40
jand McPher. to Piarce St. 300¢
gon Ave, N.E. or Oak St.
To 250' W. of Center of
Canning 3t. 50 80 38 38
To 280% E. of Center of
Cenning St. 50 80 a8 56
To City Limits 50 66 38 38
Canning 3t. Beginning at Plerce St.
To 200F North 50 80 28 56
To City Iimits 50 20 28 40
Second Ave. - | From Broadway =zt 40th Not open | 80 Not paved 40
Willow Ava. dlagonally 6607 W,
of 3. 37th St.
To 5. 34%th 5%, 66 80 Not paved 40
To 3. 2lst St, 66 80 24 56
To 3. 16th 5t. 66 80 Hot paved 56
To S. l4th 5t. 66 80 24 56
To 3. 13th S5t. 66 B0 Not paved 56
To S, 1lith S5t. 656 20 38 56
To 5. 8th St. 65 80 3745 56




—4 s

SCHEDULE (F INFORMATION CON PROPOSED MATOR STREETS

STREET WIDTH ROADWAY WIDTH
STRERT 1OCATION PRESENT | PROPOSED | PRESENT PROPOSED
Second Ave. ~ | Diagonally S.E. to 150! E.
Witlow Ave. of 8. 8th St. on Willow | Not open| Variable | Not paved 56
Continued Ave,
To Main St. 66 80 8 856
Winth Ave. From S. 55th St.
To 5. 29th St. 66 80 Not paved 40
To 8. 21st St. 66 80 30 56
To S, 7th Ste 66 80 Not paved 56
To S. 6%th St. 66 80 36.7 56
To Main S5t. 66 80 38 56
Te Brd St. 66 80 38 56
Sixteenth Ave.|From 180° W. of 8. 17th
-~ Togterin St. to 3. 10th St. 125 125 Not paved 40
To 8. l4th St. 89 B89 Not paved 40
To . 10th St. 89 89 Not paved 36
To 1007 W. of 8. 8th 8t. 89 B9 38 38
To &. 8th S5t. 89 89 a8 56
To 8. 6th St. 89 83 53.4 56
To 8. 4th St. 89 89 53.4 53.4
To 5. 3rd S5t%. 81.75 B1l.75 53.4 53.4
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SCHEDULE OF INFORMATION ON PROPOSED MAJOR STREETS

STREET WIDTH

ROADWAY WIDTH

STREET LOCATION PRESENT | PROPOSED | FRESENT TROE ED
Sixteenth Aved To High 5%. 66 80 5%.4 53.4
- Tostevin
Continued
Diggonally S.E. to Toste-
vin apd Graham Ave. HNot open} 8C Not paved 40
Sounth on Tostevin to
State Highway No.375 66 66 .26 40
Twenty-Third | From Ninth Ave. and S.
Ave. 29th St. S, and S.E. Not openilQO Not paved 40
to S. 24th St. and
23rd Ave.
To 8. 21lst Ste 66 80 Not paved 40
To 3. 19th St. 30 80 Not paved 40
To S. l4th St. 56 g0 Not paved 40
To 3. 8th S5t. £6 80 Not paved 36
28th Ave. - From Leves Blvd. on W. Not open] 100 Not paved 40
29th Ave. to 2. 24th St. and
£8%h Ave.
To S. 8th St. 66 &0 Not paved 40
Disgonally 3.E. to S. Hot open| B8O Not peved 40
6th St. and 29th Ava,
Te S. 4th 5t. 66 80 30 40
To State Highway No,.37H 13 g0 Mot paved 20




SCHEDULE OF INFOBMATION O PROPCSED MATOR STREETS
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STREET WIDTH ROADWAY WIDTH
STRERT IDCATICN PRESENT | PROPOSED | PRESENT PROEOS D
35th St. From Levee Blvd. on
North to Ave. D 60 60 Not paved 36
To Alley W. of Broadway 60 80 30 36
To Beoadway 60 80 30 56
To Allsy N. of Znd Ave. &0 80 Not paved 56
To 186 3. of 17th Ave. 50 80 Not paved 40
5. to Leves Blvd. Not open| BO Nt paved 40
29th Strest To Ave. G 66 66 ot paved 36
To Ave. C 66 66 24 36
To Ave. A 66 66 Not paved 36
To Alley S. of 2nd Ave. 66 80 Not paved 56
To 9th Ave. 66 80 Wot paved 40
25th Street From Isvee Elvd. Through public Hot paved 36
Te I.C. H.R. property
To 128¢ N, of Ave. I 66 66 Not paved 36
To Avenue G Vs 75 Not paved 36
To Avenue D 75 75 24 36
To Alley W. of Broadway 75 75 30 36
To First Avs. 75 75 30 40




SCHEDULE OF INFORMATION ON PROPOSED MATOR STREETS
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STREET WIDTH ROAIWAY WIDTH
STREET LOCATTION PRESENT | PRCPOSED | PRESENT FPROPOSED
25th Street To alley 3. of 2nd Ave. 75 75 Not paved 40
Continued
To 9th Ave. 75 75 ot paved 36
3. 24th 3t. From 23rd Ave.
To 28th Ave. 66 66 Not paved 40
2lst Street From Ave. G 66 66 Not paved 36
To Ave. B
To Ave. D 66 66 24 36
To Alley ¥. of Droadway 66 68 28 36
To Broadway 66 80 28 56
To Alley &. of 2nd Ave. 80 80 38 56
To Allsy N. of 5th Ave. a0 80 a8 38
To Alley S. of 5th Ave. 80 80 38 56
To U. P. Station 80 80 38 38
15th Street From Blvé. on S. of Big
Izke at 8th St. - 66 66 ot paved 24
To 15th St.
To C. & N. W. R.E. 66 66 Not paved 24
To Ave, B 65 66 Noy paved 40
To Broadway 56 66 30 40
To First Ave. 66 80 24 40
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SCHEDULE OF INFORMATION ON PROPOSED MAJOR STREETS

STREET WIDTH ROATIAY WIDTH
STRERET IOCATION PRESENT | PROPOSED | PRESENT FROPOSED
15th Street To 16th Ave. {(Over pro-
Cont inued posed visduct 9th to 66 80 Not paved 40
l4th Avenues)
To 125' N. of 23rd Avs. Hot openl! 80 Mot paved 40
To 28th Ave. 66 8¢ Hot paved 40
8th Street From proposed U. 8. High-
way No. 6 N. of ecity, 50 80 Hot paved 24
S.W. to Delong Ava,
To Bivd. on 8. of Big lake
at 8th Strset £6 56 Not paved 40
To hve. L 66 66 Not paved 40
To 100°¢ ¥,
Roogevelt Ave. 66 &6 30 40
To Roossvelt Ave. 66 B0 30 56
To Allay S. of Roosevelt
Ave. 66 a0 38 56
To Washington 66 56 38 28
To Alley N. of Broadway 66 66 38 38
To 150% W. of 9ih Ave. &6 80 =8 56
To 150' 3. of 16th Ave. 66 80 B34 56
Te 2lst Ava. 66 806 24 40
To 28th Ave, 66 80 20 40
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SCHEDULE OF INFORMATION ON PROPOSED MATCGR STREETS
STRERT WIDTH ROADEAY WIDTH
STREET LOCATION PRESENT | PROPOSED | PRESENT PROPOSED
Poarl St. From Broadway to Inter- 66 66 42 42
gection with Main
Main St. From Washington Ave.
To 16th Ave. 56 56 42 42
3rd Street From 9th Ave.
To 16th Ave. 66 80 38 56
State Highway | From 16th Ave. S.E.
Ne. 375 to City Limits Variable| 100 min. | 20 44
Grand Ave. - From N. City Limits
Marshall - Har- To Vernon 3t. 66 £6 Net paved 24
rison St. -
South First St
- Graham &4ve. | To Morgan St. 56 66 24 36
To 100% 3. of Morgan 5t. 66 66 Not paved 36
Diagonally 3.W. to Hil- -
lard 5t. =nd Harpison Kot open; 66 Mot paved 36
St.
To Fleming Ava. 60 60 26 26
To Hyds 60 80 24 36
Te Allsy 3. of Washing-
ton Avs. &0 &0 32 36
Tiegonally S.W. to Alley
between Vine Strest znd | Not open| 60 Not paved 36
Broadway on First St.
To Broadway 52 &0 35 35
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SCEEDULE OF IWFORMATION CN PROPUSED MAJOR STREETS

STREET WIDTH ROATWAY WIDTH
STREET IOCATION PRESENT | PROPOSED | PRESERNT PROPCSED
Grand Ave. - On South First -
rshall -~ To Madison Ave. o8 58 30 36
Harrison St. -~
South First
Ste - Graham To 250t 3. of Madison
Ave. Ave, on Graham Ave. 60 80 32 56
Continued
To Fairmount Park 80 50 32 36
To Fairmount Ave. 100 160 Not paved 36
To Tostevin St. 100 100 2-20 2-20
Madison Ave. | From First Street
To 91*' W, of | 58 80 30 40
Kappell Ave. _ 1
[
To Kappell 58 80 30 40
To Palmer 60 80 30 40 -
To City Limits £0 80 18 24 h
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HIGEWAY CONNECTIONS AND BY-PASSES

In addition to the above described major streets withim the
city limits, several recommendations for the opening of highways, or
the realignment of existing ones in the area north and east of Couneil
Bluffs are shown on Plate No. 14, Distriet Road Recommendations. These
recommendations havg heen discussed with State or Federal Highway offi-
cials, and some are taken from their programs, but the recommendations
4o not necessarily carry any officiasl approwal.

The most important highway proposal is the rerouting of U. S.
Highway No. 6 from south of McClelland directly west through the hills
to the north of the Council Bluffs city limits, and thence to a route
along the lewvee to the Aksarben Bridge, with an extension to the South
Omsha Bridge. This would by-pass through traffie around the central
business disgtriet of Council Bluffs,

About two miles west of Treynor, it is recommended that State
Highway No. 100 be extended due west and connect with State Highway No.
375 southeast of the city. This would meke a more direct alignment for
Stete Highway No. 100 east of Couneil Bluffs.

It is recommended that a connecting highway be constructed
from the proposed extension of TJ. 5. Fighway No. 6, where it intersects
State Highway No. 64 northeast of the city, extending down the valley
east of Council Bluffs, to conneet with U. 3. Highway No. 275 at the
Wabash Railroad tracks. In connection with this proposed route, it
would be advisable to provide for & branch connectlon starting at a

point where it intersects the old alignment of State Highway No. 100,



wB 2

PIATE NO. 14

DISTRICT ROAD RECOMMENDATTONS

This map shows proposed Highway Connsctions
and by-passes on the outskirts of Council Bluffs,
which will facilitats traffic into and out of the
city, and encourage by-passing of truek and other
traffic destined 4o points beyond.
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and extending in a northeastsrly direction to intersect the old loeation
of U. 8. Highway Ho. 6.

The above mentioned routes would provide s by-pass sast of the
c¢ity, connecting U. 5. Highways Nos. 75, 304, 6, and 275; and State High-
ways Nos. 64, 92, 100, and.375, which would sliminatse much travel through
the heart of the down town arsa of Council Bluffs.

MINOR STREETS

Minor strests serve ap important function in providing sccess
and deliveriss to private property within the warious neighborhoods, and
as feeder streets to the mein thoroughfares. They should be so designed
as 10 discourage traffic and promote cuiet and safety within the residen-
tial areas.

The roadway widths, as previously discussed, neesd be only enough
to serve the limited traffic in the neighborhoods, and the paving ean be
of a Jower standard than recuired on more heavily traveled strests. How-
aver, by well designed alignments and grades, and proper development of
vaving, curbs, walks, and irees, thess sireets can add much to the more
intimate beauty of the eity. Poorly developsd and unpaved loeal stresets

will retard psighborhood development, or hesten blight.

STREET ACCESSODTES

In mdditicn to their funcbional or utilitariasn valua, strsets
¢ffer an opportunity for beauty in & city. The orderly development and
proper maintsnance of roadways, curbs, grass parking strips, walks angd
street trees ls extremely important. Lighting standards, street asigns,
and other necessary atreet avcessoriesz should be designed for both prac-—

tical use =nd beaniy.
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Traeg are an asset to local business centers.
Country Club Flaza,
Kangag City, Misscuril.
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STREET TREES

A uniform plapting of street trees should be considered an
sessential requirement for zll residential streets. In many outlying
buginess districts trees have been found to be of practical use in pro-
viding shade and in relieving the bareness of the store facades. The
illustration on Page 54 shows how effectively they havs been used in
the Country Club Plaza Shopping Center inm Kansas City, Missouri,.

Ample space should be allowed for planting street trees. A
width of six feet betwsen walk and curb is a minimum for the proper
growth of trees, but a width of eight to ten feet is preferable. In
business areas, trees are usually planted in openings in the walks.
These open areas are usually about four by five feet in size, and the
trees are planted at a lower level, the ground being covered by a grat.-
ing placed at walk level,

Exeept on informal parkways, the same variety and spacing
should be used for trees throughout any major unit of a strest. A4
specises should be uged that can be trimmed high enough to permit light
and air to resach the sidewallk and street, and not interfere with the
street lighting or views out from housss or siores. Exeept in unusual
cases, shrubbery should not be planted in the spaces betwsen the curbs
and walks.

Good results can be asccomplished only through control by the
city of all planiing on publie right of ways. The city should allow
no planting, removal or trimming of street trees or other plents on
the street right of way, without a special permit. A city Forestry

ivision should be established, preferebly undsr the Park Department
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The wvalue of orderly planting of street troes
is best appreciasted by comparing the above pilc-
ture of a newly daveloped subdivigion with the
view of a well planted street on the opposite

page.
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Any neighborhood would be proud of a tree
lined street such as this.
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which would have the entire control of the planting and maintenance
of the street trees of the ecity. Trees planted or replanted should
be charged against the abutting moperty as a special tax. Trimming,
fertilizing and spraying of trees should be a part of the regular
routine of the Forestry Divisgion,.

In Council Bluffs, many of the stree$s in the developed resi-
dential areas were at one time planted with trees. As trees have died
or have been removed for privats drives, new trees have not alwzys been
planted. Since it is impossible toc match older trees by new ohnes plant-
ed years later, a uniform effect cannot be secured at once. However,
by making a record of present planting and working out an overall Pro-
gram to be followed over the years, a satisfsectory result could be Fin-
ally secured. Sometimes the less attractive older trees can be removed
and new trees spaced betwsen the remaining old onmes in such a way that
they would gradually taeke the place of the older trees as they were fin-
ally taken oub.

In new districts, the subdivider should be required to carry
ocut a uniform street tree program, with varieties approved by the city
Torester or other authorized official. These trees should not be plant-
ed until curb and walk grades have beep established. Thse gpacing of
trees should vary with the species, but a distance of forty to sixty
feet is desirable, in order to allow a ressonable clearance Tor light
and air between the mature tress, Tress on major streets should be so
located within thé parking strips as to allow for future widening of

the roadways.
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WALRS

The city should exercilse control over the material of side-
walks, as well as their width, location and grade in relation to the
grade of the street. Variations in the width, alignment, grade or
material or walks give & patchwork effect to a street; and in order
0 avoid this, uniform standards should be adopted and adhered to for
the various clasges of streets. A continuing poliey of walk repairs
will not only help the appearance of the streset, but may save much in
damages suits.
CURBS

Curbs, as well as a substantial peving, should be required,
where economically possibls, on all new subdivisions within the city.
Curbs and final street grades cannot always be established until storm
sewers are availeble., A curb is desirable to control street drainage
and to keep the adjacent grass from being damaged by wheel tracks; and
also gives a more finished appearance to a street or district. Breaks
in gurbs for private drives should be regulated as to width. Very wids
areas of paving from the street to sutomobile parking lots or gasoline
filling stations, are unsightly, as well as dangerous. This problem
ean be controlled by reguiring limited lanes for eptrances and exits,
with the normal curb, grass and walk cross section on the remainder
of the frontags.

LIGHTING STANDARDS, FOILES, AND STREET NAME SIGNS

Lighting standards are the most common street accessory.
Simple, dignified designs are avallable, and are generally no more

sxpensive than the less desirable ones. Wherever practicable, els ctric
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light and telephone wires should be consolidated onto one set of poles,
Light and tele phone poles should be placed in alleys; or, in residen-
tial districts where alleys may not exist, these poles should be placed
on easements along the rear property lines, wherever poasible, In this
way the trees in residentisl streets will not be damaged by the cutting
normally necessary to clear the wires. In cloge-in sections of the city,
wires should be placed underground.

The present system of street name signs is very satisfactory,
and should be sxtended into newer areas as they are developed.

OVEREANGING SIGNS

Overbanging signs in business distriets can detraect much from
the appearance of a eity, and may be dangerous under certain weather
conditions. 1If allowed, they should be under strict control as t0 size,
extension, and structural stability. While they have no inherent right
tC extend over public property, the custom has becoms fairly well estab-
lishsd. However, in some places, such as Fifth Avenue in New York, Mich-
igan Avenue in Chicago, or Zleventh Street in Xansas City, they have been
removed by mutual consent of the merchants, thus leaving every store on
an ecual basis with its neighbor, instead of competing as t0 size and
brilliance of signs, with one sign blan<eting another. The contrast in
appearance is shown graphically by phetographs on pages 61 ana 62, Many
of the best stores over the country do not use overhanging signs.

HIGHWAY - ROADSIDES

Some of the most unsightly pictures that greet the eye of the
visitor are the highways approaching a city, as shown by a typical illug-

tration on page 63, While much prozress has been made by state highway
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Street signs should be controlled to avoid this
confused and ugly appearsnce.
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Btores on Michigan Avenue, Chieago, oper-
ate successfully without overhangling signs.
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G AFEACHE

The character of commercial bulldings on the highways
at the edge of a city has a gpeat influence upon the gsener-
al impression given tourists. Islands of grass and plant-
ing defining the highway, with ascessg only at intervals to

the developments on private property, would partly relieve
the glare and barren effect shown above.
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departments in roadside vesutification through proper grading and plant-
ing, the ugly and garish structures and signs just beyond most c¢ity lim-
its are the rule rather than the exception. Control of location, use,
height; and setback of such structures could be accomplished through
county zoning. There is s statute in Icwa providing for zoning of un-
incorporated areas in counties having & population of 60,000 or more,
which would apply to Pottawsttamie County.

Even under zZoning, either in citiss or counties, thers is no
way of dictating the design or appearance of buildings or structures on
private property, bu% any siges, poles, or structures overhanging the
highway can be controlled. Perhaps the most unsightly feature is the
glaring strsteh of half paved area between the highway slab and the com-
mereial gtructures. This can be definitely avoided by defining the width
of the paving and recuiring a grass area or island along the paving edge,
with limited points of access to the adjacent property. These grass sreas,
perhaps planted with tress or low shrubbery, will greatly reduce the un-
sightly and ragged appearance of the highway. The idesl arrangement is
to have separate service roads parallel to¢ the highway for access to
private property, connectad to the main roads only at intervals, and

separated by a2 planting strip.

SIDE HILL STREETS

Couneil Bluffs has an umusual problem in certain districts, re-
sulting from steep grades or precipitous topography. Streets built paral-

lel to the contours ef a hill, and serving both sides of the street, are



confronted with the problem of two widely different elevations. The usual
golution is 1o slevate the sidewalk on ths upper side well above the strest
paving. This practice is satisfactory, except for the difficulty of build-
ing private drives from the street acroes such eleveted wallks. In the ex-
treme casges, this is not possible, snd access 0 garages from an alley is
necessary. Frovigion is made in the proposed zoning ordinance for terracs
garages under certain conditions. Careful consideration should also be
given to the uniform treatment of walk grades and steps at the ends of

blocks.

OFF-STREET PARKING

One of the principal traffic problems in Council Bluffs, as in
most eities, is the lack of sufficient space for the parking of cars, par-
ticularly in the Central Business District. Some off-street parking has
been provided, but more is npeeded. These parking facilities can be cper-
ated eilther by the city or by private enterprise, but they should be regu-
lated as to appearance, width and number of drive connections to the streets,
charges, etc. In the case of parking lots, permanent puving, lighting and
enclosing walls should be recuired. The principal velue to the city of such
parking lots or garages would be the service they would render, and not the
revenus derived from the parking charges. However, parking fees should
be sufficient $0 pay for the cogt or leasing of the land and the cost of
development, as well as to provide adequate maintenance. DParking spaces
conveniently located and charglng & ressonable fee are of great value in
increasing store patronage in the Central Business District. Reelizing
this, enterprising merchants in some cities are furnishing free parking

For petrons.
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PLATE NO. 15

OFF-STRERT PAREING

This map sbows location of present off-street
parking facilities, both public and private, in the
central business district; also tha streets having
parking meters.
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Public Parking lLots, Kansas City, Kansas

Entrances sre being developed on rear of buildings adja-
cent to parking lots,

i
i
i
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Attractive poblic parking lots in Kansas City, Kan-
sas, Gevelored under a benefit district program.

Entrance steps and boundary wall.
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Iowa, and some other states, such as Kansas, have laws permit-
ting revenue bonds or special assessments in business districts, or the
use of current revenue or a special levy, or the incoms from parking met—
ers or parking lots, to pay for the acquisition of property and develop~
ment of parking lots. The proposed Zoning Ordinance for Council Bluffs
requires off-street parking for outlying shops, theatres, etc., as well
as for residences and apartments, and off-street loading in business and
industrial distriets. It also provides for establishing parking lots in
residential districts adjacent to business distriets, under certain con-
ditions whieh will protect the residential districts.

With the great increase in the number of motor vehicles, a max-
imum of street space is needed for moving traffie and should not be used
for long time car storage. The time may come when the economic life of
the Central Business District may be threatensd unless adequate customer
parking is provided.

Plate No. 15 shows the central business district of Council
Bluffs with indications of off-street parking spaces now available to
employees, customers, or the public, either free or for a fee. The num—
ber of cars shown are approximate, but the total provision for of f-street
parking in this district is sbout 536 cars. In addition to this, there
are more than 800 parking meters on the strests, whieh produce an annual
income of about $50,000. This could be applied to the acquisition of

more public Off-street parking space.
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In general the daily parking on minor streets near the central
araea does not extend more than a block or two beyond the metersd district.
So long as this street space close to the business distriet is available
free, it may be difficult for private enterprise to provide parking in
compatition. As street congestion inereases, thers will have to be more
and more restrictions of on-strset parking. All this me ans more off-street
parking in lots or garages, either public or private.

The property on main traffic streets is usually too valuable for
this use, and in addition serious confusion and delay is caused by vehi-
cles turning into or emerging from such lots or gareges at rush hours.

It is therefore recommended that they be located on secondary streets ad-
Jacent to major strests, such as Minster, Vine, Pierce, Bluff, or First.
The exact location of such parking can best be determined by property
available. The vacant property map shows little unoccupied land on these
streets in the central area. It will therefore probably be necessary to
choose land with low value improvements, which can be cleared., It is
preferable not t¢ use corner locations, as business should be encouraged
to spread up the side streets, rather than ferther along the main thor-
oughfares, thus consolideting the central district.

The Iowa law providing for public off-street parking asppears in

the Appendix of this report.

TRANSIT

With the abandonment of streset cars, Council Bluffs is nw en-
tirely served by motor busses. A study of the recently installed bus

routes, shown on Plate No. 16, indicates that the present coverage of tie
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PLATE NO. 16

TRANSTT PLAN

This map shows the newly established bus lines
gerving the c¢ity very satisfactorily. A future ex-
tengion is shown near the northwest corner of the
city, when paving is avallable.

Each dot represents 25 people.
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developed area within the city limits is reasonably satisfactory. The
theory upon which this gtudy is based is that there should be a bus line
within a quarter of a mile, or five minutes walk, of any well occupied
area Withln the city limits. The area thus served is shown by line shad-
ing.

| From the standpoint of planning, the use of busses simplifies

-the problem of transit. Bus routes are flexible, and can be changed from

}ﬁf £ime'tc time to meet new conditions, and to serve newly developed areas,

or to better serve existing developments when new paving is available.

TRANSPORTATTON

Couneil Bluffs has ah unusual combination of transportation fa-
ci;ities, with.eight railroad trunk lines, eight federal or state ﬁighways,
:_:agd_regdiiy avallable air facilities, as well as potentisl river trﬁnspor—
f'tatioh; all of which should wncourags business and indusbrial development.
 RATIROADS

| Council Bluffs ranks fifth in gize among the railroad centers in
the United States, and is the largest in its population class, Eight maj-
or trunk linss radiate from Council Bluffs to all parts of the nation.
Council Bluffs is the third largest railway mail terminal. The rail trunk
lines are the Union Paeific, Burlington, Chicago Great Western, Illinois
Central, Chicago and Northwestern, Rock Island, Wabash, and Milwaukse,

with the Missouri Paeclfiec at Omsha,
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Plate No. 17, "Railroad Property", shows the location of proper-
ties owned by all of the railroads and serves to illustrate how the vari-
ous lines divide the city into several sections. The majority of the rail-
road lines are well located to serve present and future industrial areas,
and much potential industrial property is in railroad ownership.

The presence of the railroad tracks cros sing Broadway are a great
hindrance to traffic flow, and many delays are caused during a2 day. A via-
duct between about Tenth and Thirtsenth Streets, as shown on the Major
Street Plen, would spen all of the busy tracks, and practically eliminate
the diffieulty. The track at Eighteenth Street probably does not carry
encugh trains to justify a second viaduct.

Another viaduct is proposed on the Ma jor Street Plsn for Fif-
teenth Street south of Ninth Avenue. This viaduct, as well as the one
on Broadway, would span all of the tracks leading into the proposed Union
Station,

Union Station 3ite

The only major change in connection with the railroads is the
proposal for a union station, shown on Flate No. 18, Council Bluffs now
has four separate railroad passenger stationé. Travelers could be served
with more convenience and economy by a central station, and a more impog-
irg building with a setting which would be a credit to the city would be
Jjustified. Very little track readjustment in the verious lines would be

necessary to provide a joint station, as shown on the plan.
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PLATE NC. 17

RATIROAD PROPERTY

The land owned by railroads, is shown in black.
Much of this land is available for industrial de-
velopment.
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PLATE NO. 18

FROPOSED UNION STATICN

This plan shows that a union station could be
built, serving the various passenger rail lines,
with very little readjustment of tracks.
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TRUCK RCUTES

Truck service on federal and state highways is most important
to the business asnd industrial activity of Council Bluffs. U. 5. Highways
Nos. 75, 30A, 6, and 275, and State Highways Nos., 375, 100, 92, and 64
either pass through or serve the city. At the pressnt time trucks using
most of these highways go through the center of the business distriet on
Broadway. Of course some of the freight movement originates or terminates
within Gouncil Bluffs, but all other truck traffic should be destoured.
The proposed highway connections shown on Plate NWo. 14, while serving
all ¢lasses of traffic, will be particularly valuable for by-passing
trucks.

Trueis entering the c¢ity from the northeast could reach the
Aksarben Bridge by the route bordering the Missouri River, and traffic
entering from the southeast has sevsral by-pass routes lesding to the
same destination.
AVIATION

The Omaha Airport at the present time is the terminal for the
Mid-Continent and United Airlines, and is equipped to accomodate large
trangport planes. Anothsr airport for this use in the metropolitan area
is not justified at this time. If a new bridge near the Iilinois Central
bridge, as previocusly mentioned, is built, the Omaha Airport would be more
convenient to Council Bluffs.

The Municipal Airport of Council Bluffs is located about three
miles goutheasgt of the city, and easily accessible by highway. It is =&

Class 2 airport, without paved runways, and at present is suitable for
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private flying, but not for large planes. Also, 1t is close to the ap~
proach zone of the main runway of the Omaha Alrport, about five and one-
half milss away, and possible interference in the use of the two should
be checked before any furthsr improvements are made.

An overall study of airports in the Omsha-Couneil Bluffs metro-
politen area should be made. If there is nesd in the future for a sepa-
rate large alrport for cargo servies, or pon-scheduled flying, the large
flat wvalley southwsst of Council Bluffs might provide & suitable location.

RIVEIR NAVIGATION

With the continuing devslopment of the Upper Missouri River, and
the resuliing stabllization of its flow throughout the year, an increass
in river nevigation can be exmpected. This mey properly offer an oppor-
tunity to Council Bluffs for increased industrial develomment. ¥For a con-
sidereble distanece, ths river is adjacent fo potentisl industrial area,
and at thisz point Council Bluffs is on the outside of the bend which is
the desp side most suitsbls for wharves. There is now a six fo0t channel
59 far as Omshs, with scheduled service on Fedsral Barge Lines. Omshs
has established s municlpal wharf, and Congress has authorized a nine

foot channel to Sioux City.

PURBLLIC PROPERTY

Gne of the grestest opportunities %o render a serviece 10 the com-
munity iz through the adeguate provision for, and the careful planning and
mzintenance of, the public propertiss of the city. Attractive publice bulld
ings and well maintaibed schools, playgrounds and parks, indicate a high
standard of eivie pride, and meke & city a more desirable place in which

to live.



78

CIVIC CENTER

The design and setting of various public buildings, and the de-
velopment of other publicly owned property can ccntribute muoch to the
beauty, dignity and individuality of a ecity. 1In c¢ases where it is reason~
able %0 locate several such buildingg in one group, there is a cumulative
value in the beauty produced, as well as practical convenlence in casges
where the buildings have reiated activities. Many citiss have given ser-
ious study to the groupine of buildings into & so-called Civie Center,
and in some cases in both small and large cities, have produced imposing
results.

Administrative buildings for a municipslity should be loceted
conveniently to the central business section, where they can be easily
reached from the residsntial areas. The present permanent location of
Council Bluff's City Hall, Library, and Court House meets this require-
ment. While the space available does not offer the opportunities for an
extensive or elaborate grouping, it can provide both beauty and utility
at a minimum of cost. A study has been made, (Plate No. 19), which shows
the present City Hall, with a possible extension to the south, and the
location of an Auditorium immediately across Main Street to the easgt,
With the removal of some older buildings south of the City Hall, and an
ornamental treatment of the triangular area, a pleasing open setting and
imposing approach from the south can be secured. The open area in Bayliss
Park will become in effect a part of the Civic Center on the north, and

will be increasingly surrounded by semi-public buildings.
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PLATE HNO. 19

CIVIC CENTER

This plan shows g grouping of thes present
City Hall, Court House, and Iibrary, with = |
proposed Auditorium, into a convsnient and ab-
tractive Clvie Center.
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Should the City Hall become overcrowded, the police department
might be houssd either in cobnection with the proposed Auditorium, or in

a separate bullding located possibly in relation to the Civiec Center group.

PARKS, PARKWAYS AND RECEEATIONAL AREAS

The Value of Parks

An adequete system of parks, parkways and play areas is a very
tangible asget to a city. This is being recognized more each year as the
value of both active and passive recoreation for variocus age groups is giv-
an greater emphasis. Shorter working hours now permit more time for play,
and higher incomes provide greater freedom and opportunity to purchase
play squipment.

Parics and Recreationsl Standards

The amoant of park area nseded by a community should be related
both to the population snd the ares to be ssrved. No standard can be uni-
versally spplicable, but one that is guite generally sccepted, calls for
st least one ascre of park land for every one hundred peopls in the com-
munity. Outlying periweys and forsst preserves are usguslly not counted
in this minimum stsndard. Ancther standard sometimes used is approxi-
mately ten percent of the sres of the city for parks, recreaticnal and
scenie areas.

A ecomplete pavk system for s city the size of Council Bluffs
should normally include several lerge parks; a system of parkways; neigh-
borhood parks, perbaps preserving local areas of beauty, but in any case
providing tree, shrubbery and lewns; Jloeal playgrounds and playfields;
and perlaps some sgueres or amall orpnsmental areas. Often playground

and playfield faeilities are included in neighborhood parks.
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Partial view of Court House, with obstructing
buildings.
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Picture of the Court House, with corner of City
Hall, showing buildings which should be removed to
provide an open and related grouping of publie build-
ings.



83~

Authorities mgree that playerounds should be located so that
every child will be within one-half mile of such a play area, one guarter
mile being preferable for smaller children. However, playfields, suit-
able for larger children and adults, have an effective radius of one mile,

Existing Parks, Parkways and Recreational Areas

The accompanying schedule, Tgble No. IT, lists the existing
properties under the control of the Park Board, and Plate No. 13, the
Major Street FPlan, shows their location and relation to various sections
of the city. In order to analyze future needs, these parks have bheen
clagsified as to their size and zeneral purpose. A brief description of

aach follows:




FXISTING PARKS AND PARKWAYS
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TABLE II

NAME LARGE SMALL FPLAZA PARKWAY
ALL CITY TOCAL

Dodge 225 A.

levee Blvd, Parkway 132 A.

lakeview Park 145 Al

Fairmount Park 74 A.

Fronbier Park 30 A.

Coechran Park 3.6 A.

Graham Park 2.7 A.

Cook Park 2.8 A.

Bayliss Park 3.6 A.

Lincoln Park 2.4 A.

Kimball Park 1.6 A.

Progpect Park 2.0 A,

Rainbow Iirive 12 A.

Reservoir Park (On Water

Works Property) 2 A

South Side Park 2.5 A.

Sky Lins Drive 12 A.

Greanwood Park 40 A,
5i4 A. 19.6 A. 3.6 A. 157 A.

Note: Acresge approximate.
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Dodge Park. This large and attraciive park at the west snd of
the city, on account of its level ferrsin, 1s bsst adapted to large acale
recreational use. It is a Jogleal location for the munieipal golf course
now locatsed in ths park. Howsver, by proper plenning this much ares

should also provids space for othsr games, such as bassball, ssftbail,
volley ball, tennis, badminton, ste., as well a3 s complete loeal play~

ground. At present the only play facilitiss of the park are the golf

ceurse and play scuipment for small ehlldren. It iz most wnfortunsts

that the ares slong Broadway, between Dodge and Frontier Peris, is not
publicly owned. It could provide s most beautiful and unique pariway
sntrance 0 the city, which could hecome natlonally recognized. It im

omitied from the plan only bessuse of the wvalue of the land involwad,

leves Boulevard Parkwav. This lsnd, undeveloped now, can be

effectively used in two ways. A major thoroughfare can be developad, as

H

shown on the Major Strset Plan, forming s byevass route sround the city
anid the level land between the lsves spd the river can be usned for play-—
fields aand for recreation recuiring large aress. Development will have

to be of 2 type that would not bs seriously injured by flood water.

lokeview Park., This land is now being uzed orinsiplily for a

gonitery 111, but when the proper grade has been sstablished 1t will
make a very satisfactory park opd playlfield.

Fairmount Park. This park is the outstending wublie scenic

arsa Of the city. In fact it would be a credit to any clty. Because
of the wvsry rough topography, its prineipsl uss ig for pienicking and
passive recreation. The roads should be msds more permsnent and mors
provigion should be mads for pariing and pionie faeilitiesn. More arking

will perticulerly be nesded for the outdoor theatre in the mrk.
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Frontier Park. The principal use of this area is as 8 Fair-

ground. The race track, grandstand, and service bulldings, take up most
of the availabls space, but perhaps by careful planning greater efficien-
cy and a more atiractive general appearance might be effected. Some parts

f the grounds might be developed for recreational use at times when the
Fair was not in operation.

Cochran Fark. This neighborhood perk is in a loeation where it

can be very useful. It has been reconmended that the new Second Avenus

School be placed on the bloeck south of the park. By locating the school
hext to the vark, the efficiency of both arsas is increased. The school
playground can be used for active play, and the rark retained as sn at-

tractive foreground to the school, with trees, shrubs, flowers, benches,
stic.

Graham Park. This natural draw, although unsuitebls for exten-
sive recreation purposes, makes an attractive gpot for picnicking and
for small children's play apparatus. Properly meintained, such a park
is an asset %o a neighborhood.

Cook Park. A steep hillside between two roadways in a residen-
tial district hes been pressrved in its natural wooded condition, While
of little recreational value, it ig a good example of the public uze of
land that might otherwise be a detriment to the neighborhood.

Bayliss Park. On account of its location adjacent 0 the cen-

tral busipess district, and the public ang semi-public buildings, this

park is most valuable as an ornamentsl sauare. ts principal use should

be providing a relief from the congestion of +the business district. Green
lawns, trees, shrubs, flowers, ssen from broad walks with plenty of bvenches,

ars of more value here than provisicn for active play.
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lincoln Park. This 2.4 acrs tract has considerable scenic value,

sg it contains an outlook point from the bluffs overlooking the level east-
ern part of the city. It contains s monument commemorating Abraham Lin-
solnts visit to the city.

Kimball Park. This parvkway strip between two roadways ig attrac-

tive, and has some play eguimment for small children.

Prozpaet Park. A very sttractive local pienie park on a side hill.

T hms s roersation building used by the Girl Seouls, but little opportunity

for asctive reersation.

Beservolr Park. A smsll tract on Water Works property at Thiriy-
Prog ¥ ¥

sighth Street and dvenne "H", primerily of value e a small childrents
playground and local picnic area.

South Sids Park. Contains s snall shelter and a pilenic oven, and

is partislly woodsd. Has po play areas or eculpment.

Sky Line Drive. This parkway drive along the ridge in the south-

sogterly section of the bluffs ares commands a hesutiful view of the flat
valley land to the east, south and west. In making recommendations later
for Puture park scouisitions, the city is urged to actuire the stesp hill-
sides on both sides of the drive, o as to protect the drive from unsight-
ly enesrcschments, and 1O preserve the wisws out.

Gresswood Parke. This 40 acre park, undesr the control of the

Park Doard, lies north of ILakeview Park. It is on the down slope from
the Lewis and Olark Memorisl, and while not within the city limits, is
available for public use, and should therefors be consid ered as part of
the system of parks for Couneil Bluffs. Gresmwocd Park is not familiar
%0 meny of the citizens, but with the addition of pienie and recreetional

facilities should become a wery popular ares.
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Suymmary of Present Parks and Playgrounds

The above description and the table of existing park properties
ahow that Touneil Bluffs has s very satisfactory total acreage in the four
large parks in the north, west and southeast edges of the c¢ity. However,
a great deficieney is shown in local parks, playgrounds, and playfields
in the central part of the e¢ity. There is an extreme shortage of baseball,
softball, and outdoor game areas, and po public tennis eourts were found.

These needs have been considered in the recommsndations for new parks.

PROPOSED PARKS, PARKWAYS AND PLAYGROUNDS

On the plan showing the proposed Major Street System (Plate
No. 13), there are shown the proposed as well as the existing parks and
parikways. The proposed parks are algo listed on Table No. III. A de-
seription of these areas follows:

SKY LINE DRIVE PARK

As mentioned previously, the recommendation is made that the
sharply sloping wooded hillsides on sither side of the present Sky Iine
Drive be acquired for public ownership, in order to protect the natural
beauty of the drive, and the outlooks from it. The area is rather large,
but the cost of amcgquisition should be low, since the land has little value
for private use. The maintenance cost should also be low, as it could
be kept very largely in its natural state, except for additional plant-

ings of native flowering trees and shrubs.
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West from Lincoln Tablet in Lincoln Park

This and the view on the preceding page are typical of the
geenic outliooks which can be preserved from parks on the upper
levels.
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TABLE NO.

ITT

PROPOSED PARKS, PLAYGROUNDS AND PIAYFTELDS

NAME IARGE ILOCAL PARKS
PARKS AND PLAYCGROUNDS

Sky Line Drive Park 140 A,

Rainbow Drive Park 280 A.

Park at N. 35%th Street and Avsnue H 10 A.

Park at N. 25th St. and Avenue T 13 A.

Park at N. 1l0th St. and Avsnue G 6 A.

Park at 8. 12th St. and 16th Ave. 7 A.

Park at S. 8th St. and 29th Ave. 10 A.

Park at S. 20th St. =and 26th Ave, 12 A,

Park at 8. 29th St. and 12+h Ave. 15 A,
TOTAL 420 A. 73 A.

Note:

Acreage approximate
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RAINBOW DRIVE PARK

This beautiful drive along the top of the bluffs in the north-
easterly section of the city should be made more secure by the acguisition
of enough abutting land to protect the views. Iike the Sky Line Drive Park,
the land is too rough for active recreational use, but it would be extremsly
valuable as a scenic drive and for picnicking. The acquisition and mainta—
nance cOst of this land should also be fairly low. Several homes have been
built recently along this drive, and these will have to be left out of the
area purchased. If the land is not acquired soon, more of the most useful
land along the drive will be lost for public use.

PARK AT NORTH THIRTY-FIFTH STREET AND AVENUE H

This slightly rolling land of about ten acres in the northwest
part of the city, is open except for a few large Cottonwoods, and would
be particularly well adapted for local park and playground use.

PARK AT NORTH TWENTY-FIFPTH STRERT AND AVENUE J

This open field of about 13 acres is well located to be developsd
as a playfield for the northarn part of the eity. It should have ball dig -
monda, tennis, basket bell and volley ball courts, as well as space for
such adult games as horseshoes, shuffleboard, and crocuet. It should also
have play ecuipment for small children znd a picnic shelter and tables.

PARY AT NORTH TENTH STREET AND AVENUE G

This small vacant tract is about the only land in that seetion
of the city which is available for prk uss, and it should be acguired
before it is developed im other ways. It is suiteble for a local park

and playground.
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Bast from Fifteenth Street near Illinoig Central
Railroad =t north edge of city, showing the weoded
hill whieh should be partially asequired and pre-
gerved along Rainbow Drivs,
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PARK AT SOUTH TWELRTH STREET AND SIXTEENTH AVENUE

Thig open Tlat land would make a very satisfectory local park
and piavground for that vieinity.

PARE AT SOUTH SIGHTH STREET AND TWENTY-NINTH AVENUE

This cutlying tract of about 10 acres should be acouired for
future development when the population in the pneighborhond justifies 1%,
but before the opportunity is lost. It would accommodate poth playground
and playfield sctivitiss, placsd in attractive parx surroundings. A site
south of South Jide Park, previously considered, bas already been devel-
oped in houses.

PARK AT SOUTHE TWENTIETH STREET AND TWENTY-SIXTH AVENUZ

Thig level vacant land of about 12 acres should be acaulred,

ag moon as more eenbtrally located areas.

PaRR AT SOUTH TWENTY.NINTH STREET AND TWELFTH AVENUE

This is & tract of about 15 acres, and would be large snough to
be developed as a major playfield for the southwest part of the eity. The
development should be sbout the sams as recommended Ior the proposed park
a2t North Twenty-FPifth Sireet epd Avenne T.

SUMMARY OF RECOMMENDATIONS FOR PARK ACGUISITION

4side from the land adjscent to kv Lipne and Painbow Drives,
the recommended land mequisition is all for local perks, playgrounds
and playfields selscted so that they wilil supplement the present looal
parks, and meke a fairly complete system aceording $o0 accepted park stand-

ardg. The losations suggested are in some cases epproximate, indicaving
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Type of naturalistie parkway which might be appli-
cable to some areas in Couneil Bluffs.
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a neighborhood to be served. Should the land shown on the plan become
difficult to purchase, or unduly expensive, lapd in the immediate vicine
ity could be substituted.

While the city now has about 680 acres of publie Open space for
parks and recreaticn, only twenty-three ascres iz in smslier or loeal parks.
The remsainder iz in Dodge Park and Fairmount Park, both very useful areas;
in undeveloped land at the west, outside the levees and at the north, now
uged a8 a ganitary fill; sand in Frontier Park, &t present not available
for paerk use; and in Greenwood Park north of the city. The 680 acres
i3 above the minimum standard, based on population, bul well below ten
percent of the total city area.

The proposed acguisitions include a fotal of about 493 acres,
of which only 73 mecres are for local parks and play areas. The remalning
420 acres is broken, picturesque land adjacent to Rainbow and Sy Line
Drives., Most of this rongh land is of low value, and like parts of Falr-
mount Park, would recuire littls maintenancs.

The total of present and proposed parks, approximately 1175 acres,
would be a little more than ten percent of the city area. Whils mors than
twice the area based on the minimom population standard, it is comparable
on & per capita basis with meny cities where sceniec land on the outskirts

is ineluded, and in the case ¢f Council Bluffs seems well justified.



w3

SCHOOLS

Objsctives in Bite Studies

Because schools are the common concern of nearly every family,
and bscause they greatly influence the lives of future citizens, it is
important to give them consideration in s comprebensive plapning program.
The following informstion included in this report should be of aid to the
school aythorities in planning for future development.

ls Congideration of Accepted Standards in Site Selection.

2. A statement of approved standards for schoocl site development .

3. A study of the residential development of the eity, and a
forscast of the probable populstion recuirements.

4, Maps showing present and proposed park and reersational fa-
cilities, and the major street system of the city, for correlation with
the school sites.

5. Recommendations for extensions of existing school gites, and
propogsed new sites, suggested as a result of the above information, and
shown on the maps of schools, Plates Nog, 22 and 23; also 25 and 26.

Mo attempt has been made to analyze in detail the adecuscy or
efficlency of the buildings, as this ls a specialized problem in itself.

Accepted Standards in 3ite Selection

A pumber of factors control the location of schools, and have
a great influence ppon the effectivenses of the gchoodl program. The spac-
ing of schools throughout the c¢ity is determined principally by setting a
maximum travel distance for the pupils. In cities where there is suffi-
cient density, & maximum trevel distance ig usumlly set at one-half to
thres-guarters of a mile for elementary pupils, one mile for Junior High

pupils, and fwo miles for Senior High pupils.
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Directly related to this is the question of the most effiecient
gize for schools. School planning authorities have stated that there is
a great waste of money, and a lesa complete service rendered in elementary
schools which have less than five hundred pupils. Junior and Ssnior High
Schools, on account of the variety of courses offered and the special
ecuipment needed, should be considerably larger, with & desirable maximum
size of about a8 many as 1500 pupllis. In smaller cities the size of High
Schools is actually deteymined by the total pumber of pupils, rather than
by standards set by the spacing of schoolse.

The spacing of schools, to allow larger enroliment per school,
makes it more necessary 10 provide larger sites, in order to give suffi-
eient playground area. It is now considered that elementary schools should
have sites of not less than five acres, and the Junior and Senior High
Schools should have sites of ten acres or more, preferably twenty to thirty
acres for a Senior High School. In solidly built areas, it is pot always
possible to securs sites this large, without too great an expenditure of
funds, but the standard should be followsd wherever practical, particu~
larly with new sites in outlying areas.

Blementary achools should idsally bes loecated away from major
streets, and where pupils will not have to ecross such thoroughfares en
route. This is not always possible, but should be an influencing factor
in the site selection.

It is obviously act practical to select sites for all of the
schools that will meet all of the above gtandards. 1In & thinly populated
area, it may be necessary for pupils to g0 more than the desirable distance
t0 8 school thet is smaller than the most efficient size mentionsd. But
by ecareful balaneing of the standards, & reasonably satisfactory sclution

can be workesd out.
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Approved Stapdards for School Ground Desvelopment

The location of the building, with its walks, drives, lawns,
paved game areas, and playfields, and tree and shrub planting, should be
carefully studied to provide the most sfficient and attractive use of the
site. It is often possible, by careful planning, to make a reasonably
satisfactory schooel ground from even & rather amall site. Fowsever, Plate
No. 20 shows the complete development of an asdequate elementary school
ground. It consists of a parklike front lawn with adecuete walks, large
paved play areas for intensive use adjacent to the rear of the building,
including & separate play yard for children of kindergarten age; and a
large grass playfield surrcunded by a fence, with grass and supporting
tree and shrub planting on the outside of the fence. A sehool ground de-
veloped in this manner is not only valuable as a local playground, but is
an attractive asset to the pelghborhood.

Present Elementary Schools in Council Bluffs

In order to show in & concise way the present status of elementary
gchools in Council Bluffs, and to summarize recommendations for improvement,
g chart, Plate No. 21, has been made, listing the elsmentary schools, with
the attendance in 1949, ths time of constructicon of buildings; size of
grounds, the sites recommended to be sbandoned, znd other related infor-
mation.

4 careful analysis of the situation, and confersnces with school
authorities, have revealed celtain defscis, and as a result recommendations
for ehanges in the school system have besn made. Mr. Russell J. Mourer,
Superintendent of Schools, has for several years recognized the need of

improvements, and on HNovember 18, 1948, the Board of Education issued a
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PLATE NO. 20

TYPICAL ELEMENTARY 3CHOOL GROUND

This plan shows an ample elementary school ground,
with ornementzl forszround for building, together with
fenced play areas and lawn, tree, and shrubbery. Such
a development is an asset to the neighborhood.






PLATE HO. 21

CHART OF YLEMENTARY SCHOGLS

This chart shows attendance at the variocus elemsniary
sehools, together with time of construction of buildings,
gize of grounds, sites recommended to be abandoned, and
other related informetion. This sghows that most of the 3
burildinzs are culte olid. f

|
i
I
I



ELEMENTARY SCHOOLS

W BUILDINGS GROUND
NAME OF |z [7wme gla-la. ¥ u
§ | _consTrucTeD wg 28285 S3|E s
SCHOOL |23[geso333352(85s2/a5(25(23
< 09000 1T IFR TLINE|2E
AVENUE B. 437 sle yAs.l | x 1.7 T
ADDITION 416
BLOOMER 551 2 24
DODGE 262 6 1.2
EIGHT STREET [281 8 1.7 )19
ADDITION )
ADDITION 315
FRANKLIN 515 5 X 3.7
ADDITION 4
ADDITION 20
GUNN s 2 13|17
HARRISON 135 NO| DIATA 2.0
HOOVER UNDER CONSTRUCTIGN X |69 X
LONGFELLOW 794 1 25|1.7
MEMILLEN 24| 7 X 1.3
ADDITION 3
MADISON 1869 5 1.4
ADDITION ]
OCAK 144 X (.0
PIERCE 309 s X 0.8
ADDITION 4
ROOSEVELT 421 4 23|22
ADDITION 37
ADDITION 2!
RUL a5 2le X 27131
ADDITION 4
ADDITION |
SECOND AVE 574 9 X [20(2.6
ADDITION
ADDITION
ADDITION
WALNUT GROVE |[212 X 25(28
WASHINGTON 390 1.6
ADDITION
TOTAL 5035 16.0
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statement listing the initial steps for a School Building Program. The
Hervert C. Hoover School, an attractive building on a seven acre site,
is now under construction as the first unit of this program.

Age of Buildings

The McMillen School building, the oldest in the city, was built
seventy-two years sgo, and the original buildings of Avenue B, Dodee,
Eighth Street, Franklin, Madison, Pierce, Second Avenue, and Washington
Schools are all over fifty years old, and are still in use. Whils a@di-
ticns and some main buildings were added later, the avesrage age of all
the buildings and additions is thirty-nine years. Tt is obvious that s
varied educational program, adopted to 1950, cannot be taught efficiently
in buildings constructed in 1911. The building prograsm is badly needed,

The Number of Zlemsptary Schools

Seventesn elementary schools are now in operstion, with a total
attendance in 1949 of 5,935 pupils. 7This is an average of 349 pupils per
school. As stated previously, schools having ovsr 500 puplls are more
efficiently operated than those having smaller attendance. The saﬁ@ NUR-
ber of pupils could be more satisfactorily teught in twelve school builde
ings of the proper size, Plate No. 22 shows thet the prasent schools are
needlessly close togsther. Piate Ne. 23 shows that = reagonably satis~
faetory spacing could be secursd if six schools (Avenus B, Frenklin,
McMillen, Oak, Pierce and Washington) were abandonsd. This plate also
shows proposed additions 0 grounds and futurs sites. When the Hoover
School, now under construction, is completed, there would then be twelve

that would be in use. A new building to replace the present one is also



w108

PIATE NO. 22

EXISTING ELEMENTARY SCHEOCLD

This map shows present elementary school prop-
erty, with one-half mils circles. The overlapping
of these circleg is very evident.
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PIATE NO. 23

ELFMENTARY SCHOOLS

- This mazﬁ shows _bothn present- and proposed

alamentary schools, as well as existing schools =

t0 be abandoned. The overlap of the one-half
mile ecircles 1is cons:Lderably reduced from that

on Plate No. 22.
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'-féeommsnded for Second Avenue School, on an extension of the grounds
'.;}including the block east of tha presenx site. Additions to prasent
| buildings are recommsnded at Rua and Walnut Grove Schools which, with
the two new buildings would.help to take care of the additional child-
ren from.tha echools to be abandonsd.

The Size of School Sites

The saventeen existlng elemenmary schools have a total gite area
of 32. 7 aores, Or an average of l 92 acres per school. These small sites
are far below the standard of five acres per school msntioned praviously.
The six schools which are recommended for_gbandonment_are onh sites that
average only l.6 acres per school. A study'has beeﬁ made of property  o
that could be most cheaply ;uocured adjacent to the twelve remaining
gchools, and a number of recommandations for extensions to the grounds
have been shown on the chart_gnd E}ate No. 25.: Extensions of seven grounds
are recommended, sotaling leuaéfés; This would make the twelve schools, to
be retmined, have a total site area of 4545 acras,_or 3,79 acres per school.
While this acreage is not gs,large as desirable, it would be a great im.
provement over the present conditions., Also on Plate No. 25, two outly-
ing sites of 9.7 and 12 acres, one.in the northwesterly section #nd'one
in the south central area, are.suggested for acquisition for futurs use.

If they were later'put.tq use, the féurteen schools would havé a total
gite area of 67.2 acres, or 4.8 acres per school. The large aites would
not be of as much value to the sjstem as tﬁough the smaller sites were in-
creased, but they could be used for general playfields, and thus serve all

the schools in the eity in recreational programs.
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Present Hich Sehools

A chart has been prepsred (Plate No. £24) showing the same data
for the High Schools thet was shown on the Elementary School Chart, and
Plates Nos. 25 and 26 show the location of pupils of Junior and Senior
High School sge in relation to the existing High Schools, At present the
gehool system is Opereting with eight yesrs in slementary schools and four
in high schools., It is expected that when more urgent needs are met, the
more flexible system of six years in elementary school, three vears in
Junior High School, and three years in Senior High School will be adopted.

Age of Buildings

The high sehool bulldings are of more recent construction and in
better condition than the elementary schcols. The original building of
Lingoln High is fifty years old, but three additions have helped to im-
prove the plant. Jefferson High, with its additions, is a satisfactory
high school building. IHowever, the two high schoecls, with additions,
have an average age of twenty-sit years, and plans should be made for
Tuture improvements.

Humber of Schools

The two high schools had 2 total enroliment in 1949 of 1,671,
This 1is somewhat under the desirable size for senior high schools, but
normal growth will probably lmprove thie situstion.

Size of Schoosl Sites

The Linecln High School site of 5.7 acres is much too smell, but
the topography is go rough that more playground seems impossible. The play-
ing field on the top of the hill mesr the school is undoubtedly a great

belp in the athletic program. The Jefferson High site of 7.7 acres is
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PLATE NO. 24 |

CHART OF HIGI SCHOOLS j

This chart shows attendance at the two high
gchools, together with time of construction of build-
ings, size of grounds, and other related informastion.




HIGH SCHOOLS

Lt BUILDINGS GROUNDS
NAME OF z TIME 818,18 |w
éo CONSTRUCTED | 2 35 0 g E .
SCHOOL W g oooooooogg o+ 85 v < Eg
-2 8885 83 3pod |23 (¥ B
< _9_&_____27--( a9a.8§< Em
JEFFERSON 841 YRB. 7.7
ADDITION 2
ADDITION 2ll
ADDITION ' el
LINCOLN 831 ) 57
ADDITION 3
ADDITION 2
ADDITION ’
TOTAL 1672
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PIATE NO. 25

SCHOOLS

DISTRIBUTION OF STUDENT

POPULATION IN GRADES 7, 8 and 9

This map shows location of students of junior high
school ages, with ons mile circles,
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PIATE NO. 26

SENIOR HIGH SCHOOLS

Thls map shows loaation of studants of senior
high school age with one mila cireles.
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more adequate, but is still well below accepted standards for high school
sites. However, the acquisition of more area seems impractical at this

time.

Recommended Long Range Program for High Schools

The most acute need now is the improvement of the elementary sechools.
However, the high school vroblem should be considersd fairly soon, If the
6-3-3 program is adopted, it is recommended that the present high sehools ean
be used as Junior High schools, and a new Senior High School be constructed
t0 take care of the last three years. The present High Schools are well lo-
cated for Junior High Schools, and a new Senior High could ther be built.
A site of about 30 acres was mcouired for this purpose at North Twentisth
Street, north of Avenue C, but unfortunately was later ordered sold by vote
of the people. While not ideal in every way, this sgite was cantrally lo-
cated east and west in the city, and had an adequats ares, which would be
impossible to acquire on any other loeation. Some arrangement should be
made to safeguard this site until the high school problem can be solved.

The Importance of the School Improvement Program

The present school situation and recommendations for its improve
ment have been considered carefully. Zvery city has certain problems that
need to be given high priority. The schools of Council Bluffs deserve this
priority, for they need all the help that can be given them, as upon them

rests the responsibility of educating the future citizens.
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PRIVATE PROPERTY

Without minimizing the value of an adeguate street system, and
the propesr development of public propertiy, the use and improvement of
private property is still a very important phese of city development.
Therefors this private property should be under reasonable public con-
trol. Ownership of land in a community is & privilege, and should car-
ry with it an obligastion to the city as a whole. Consequently any use
of private land that is detrimental, either to the best interests of the
neighborhood or to the city, violates that obligation. Zoning ordinances
and rules controlling the gubdivision of land, are for the democratic
purpose of securing the grestest good for the largest number of the
city's cltizens.

Control of purely sesthetic matters, such as the architectural
design of private buildings, can bhe exercised best through private re-
strictions. The appreciaticon of beauty cannot be enforced by the use of
the police power on which zoping is based. However, a more orderly growth
of the community will usually add t0 ite attractiveness. Improveament in
the design and care of buildings, and the surrounding grounds, can often
be stimuelated by neighborhcod associations, eivie organizations and gar-
den clubs. Such activities not only tend to improve the appearsance of
neighborhoods, but are of economic value in ecombating urban blight and the
depreciation of values in older sections of our citieas. Zoning can retard
thig blight, but private initiative and cooperative effort are of ecqual

importance in preserving properiy values.
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ZONING

Zoning is the most effective method of public control yet de-
vised far protecting property against invasion of improper uses which
would tend to lessen or destroy the value of land or buildings. It is
an exercise of the police power of the state, based on the preservation
of the health, safety, morals and general welfare of the community. It
directs the future building development of the city along orderly lines,
stabilizes the residential, commercial, and industrial sreas by getting
aside special and suitable districts for each of these uses, and in addi-
tion assures adequate light and air by regulating the height of buildings
in the various districts and by providing for reasonable open spaces in
yvards.

Zoning is not to be confused with either private restrictions or
building codes, since zoning has no control over design of buildipngs, ma-
terials, color or method of conmstruction. 1In addition to zoning, all fu-
ture subdivisions should be protected by & set of private restrictions,
and the city governed by = suitable building code.

The phenomenal record of zoning in the United States has probably
been due to the eguitable provisiona and safeguards included in the enab-
ling aects and ordinances. For example a zoning ordinance can be amended
from time to time by a majority of the City Council, except that under the
provisions of the state law, if twenty percent of the people within or ad-
jacent t0 the area proposed for change, fiie a protest, the amendment re-

guires a three-fourths vote. Under the provision for a Board of Adjustment,
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variances or variations can be made in the strict application of the law,
where such application to individual piaces of property would work a hard-
ship. Zoning is not retroactive, -~ that is, buildings now used for lswful
purposes can remain in such use, even though they sre in s distriet zoned
for s higher use. Such buildings are termed "non-conforming™. A restric-
tion against lower uses does net limit the inclusion of higher uses in any
district. TFor exampls, business is restricted from the residsntial zons,
but there is no restrietion against a residsesnce in a busglness zons.

Iowa has a gatisfactory state zonlng enabling act applying o =zll
cities and towns, and in 1927 a zZoning ordinanpce, with sccompanying meps,
was adopted by Council Bluffs. This ordinance provided for six distriets;
one snd two family, muitiple family, commercial, light industrial, indus-
trial, apd opsn. Two m=ps were used, one o show use dlstricts, and ocne
$6 show height and ares districhts. "Permitied" uses were specified in the
residential districis, while in the buginess and industrial districts “pro-
hibited™ uses were listed.

The ordinsnce was well written for its time, but in the more than
twenty years glnce it was passed, new and in some cases simpler procedures
have been developsd. It ig now customery 10 use only one map and to de-
seribe in the ordinancs the complete use, height, and area recuirements
in each distriect shown on this map. There iz slsoc a trend to specify
"permitted™ uses for all districts, instead of "prohibited”™ usses in soms.
Zoning at best is & complicated procedure %0 the average citizen, and these
changes reduce the confusiocon ip his mind. In addition, newer erdinsnces
require off-gstreet parking iv certain districts, and off-street loading in

buginess and irdustrisl districits, and provide for group housing projechs.
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The zoning situation in Council Bluffs has been compleiely re-
studied, both as tc map and ordinance. A pew land use map was prepared,
showing the use of every piece of property in the city, as well as stud-
ies of distribution of population, rate and trends of growth, and other
applicable information. ¥rom these data a new zoning map (Plate No. 27)
was preparsd, and approved by the Commission. This showed proposed zon-
ing districts throughout the city. In its msin provisions, it combined
the two separate previous zoning maps, with some chenges based on new con-
ditions.

To accompany this map a new ordinance was prepared, incorporat-
ing new trends in zoning. This ordinance provided seven digtriects: sin-
gls Temily, duplex, apartments, local business, gensral business, light
industry, and heavy industry. In addition to these seven districts, pro-
vizion has been made for specizl uses which would not pnormally f£it into
any of the distriects.

At the request of the Commissgion, a second revised ordinancs wasg
prepared, which incorporated spproximately the same provisions as the first,
but whichk followed more clesely the sequence and nomeneclature of the present
ordipnance in effect. There is lit{tle choice bstween the two. The first
revised draft is less confusing in thet it groups use, height and area in
each district, while the second might be more eagily enacted by amending
sections in the present ordinance, znd by adding sections.

Pottawattamie County should take advantage of the state enabling

act authorizing county zoning, spd enact a county-wide zoning ordinance.
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PIATE NO. 27

ZOWING DISTRICT MAP

This map shows the various districts into
which the city is to be divided, in accordance
with the revised Zoning Ordinance.
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.. In the analysis of the land use map, prepared as a basjis for
rezoning, it was found that there was, in 1947 25,700 lineal’ feet of
business frontage in actual use, Or about .55 foot per capita. T%s pro-
posed zoning map providas for 24 800 lineﬂ. feet of general business
and 21,650 feet of local business, or a total or 46, 450 feet. Based on
the present per capita usse, this would provide for a population of about
90,000. This frontage would be many times that prOvided in the present
zonlng map, and would answer any quastion as to a monopoly in business
area. In addiftion, much retail use could be located in light industrial
districts.

CONTROL OF IAND PIATS

Much of the present nsed for city planning regults from the lack
of coordination of the street systems of the various land subdivisions.
Couneil Bluffs, in common with other cities,'has suffered in this respact.
Offset and dead end gtreets, some of inadequétéhﬁidth anﬁ.ﬁiﬁéks too short,
or too long, are some of the results of the féilura to guide platting in
accordance wifth reasonable stapdards and a majof street plan. Similar
difficulties in the future can be avoided by eontrol of land plats as they
are filed., One of tﬁe impértaﬁt:duties_or,tha Planning Commission should
be to report on each new plat submitbed for filing, and to maks recommenda-
tions regarding srticulation of streets, width of streels, size of lots,
and asdjustment t0 the general eity plan. The adqption of a set of rules
for land platting by the Council, would profide &g guide to prospective

subdividers, snd outlins the requirements for the aecceptance of plats.
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In anticipation of this step, a set of rules has been prepared
and is included in the Appendixes of this report. These rules, together
with the Major Sireet Plan, will form a basis for judging plats present-
ed for approval.

Council Bluffs, in the broken topograthy of the sastern section,
has umigual problems in land subdivision. Much of the area is too precip-
itous for platting into minimum sizs lots, and will have to be used either
in park land or in largef tracts. Close adjustment 0 the topography will
hava to0 be made in most of the plats. Design of subdivisions has improved
greatly in the past decade, and the best planning services should be used
in this section.

HOUSING

Council Bluffs is & city composed predominently of dstached houses.
Thers are a reasonsble number of duplexes, but relatively few apartments or
multipls houses. Single family homes on adecuate lots are a basie pattern
for wholesome living, and every effort should be made t0 encourage home
ownership as a stabilizing factor for the entire city.

Residential proparties in cities can generally be grouped under
three classificatiohs:

l. Areas where present housges may be conserved and standards up-
held by continued maintenance.

2. Areas where declining propsrty might be reclaimed through un-
ified nsighborhood action.

3. Areas which are so gubstandard that redevel opment will be the

only ultimate solution.
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Under any ¢of the clagsifications, the present and future welfare
of the neighborhoods is largely dependent on some private group or on mu-
nicipal action.

In elass one and class two areas, neighborhood improvement asso-
ciations, prefersbly allisd with a city-wide "eivie" group, can do much
to perpetuate, or encourage good maintenance of yards, as well as housges.
New houses are being built in various sections of Council Bluffs, many
in what might be considered'class two areas., It ig important that these
houses help to raise the neighborhood standard, rather than that they suf-
far from their surrcundings. Some cities are adopting the so-called
"Baltimore Plan™ in areas that can still be reclaimed. In that city much
progress has been made in declining areas by adoption and strict enforce-
ment of housing and sanitary codes, compelling owners to improve individ-
ual properties. In turn this prograh.has had a bhemeficial effect on whole
neighborhoods.

In c¢lass three districis, urban redevelopment, either through
private or publie initistive, is the only solution. Urban blight i one
of the most serious problems facing cities. Communities cannot continue
- 10 build on the outskirts and abandon older sections close in. Dsclining
values reprasent a great tax loss, and the taxes from blighted areas do
not pay the gost of municipal services.

Urban redsvelopment may involve allocation of land for industry
or business, parks, ete., as wall as for residential use. If the redevel -
opment is primarily for residential use, certain Federal grants and loans

are avallable, provided the state and city have set up the proper legal
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machinsry. Under proper legislation, private groups may undertake urben
redevslopment through direct or indirect use of the power of eminent do-
main. Without this power the problem is hopeless. It is difficult to
improve the cheracter of a blighted distriet unless practically all the
houses within a reasonable area are raplaced at one tims, or under ore
program. As complete voluntary cooperation between various owners is
ssldom possible, legisletion permitting the use of eminent domein under
reasonable safegusrds is neeessary.

#hile Council Bluffs has at this time few if any areas of great
sxtent which are 50 blighted as to reguire complete redevelopment, legis-
lative provision, both in the state and the city, should be made to take

care of future needs and opportunities.
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PROGETURE

While the preparativn of the city plan and report is impor tant

znd sssential to the adoption of a definite program of civic improvement:,

it iz only the first step toward the realization of the recommemiations,

which is the ultimate goal of all ¢ity planning. Ths administrastion of

the plan, and the adjustments to changing coaditions which will arise

from time to tims, are the continuing work of the City Planuing Commis—

sion. BEvery proposed improvement involving phases of city development

sovered by the plan and report, should be referrsd to the Comsmiselon for
consideration. In this way it can be checked against the rescommandatioms %

T

ot the oity plan, and either approved, or adjustmenits in the plasn or

ke

jeet made,. By this methoed the plan 1s kept up to date, and the improvae-
ments can conform 0 a definite program.

Close cooparation between the City Council, the administrative
offieials, and the Planning Commission is necessary. Also, the active
support of civie organizstions 1s very lmporbtant in guiding public oplo-
icn, particularly on the more important projscts.

In many citiss, strest widsnings and openings involve consider-
abtle expense, but in Council Bluffs this cost should be relatively low bew

eaunss Few buildilngs ars involved. Ths land for parks or fubture publie

buildings end schools, exgept those well beyond the present urban growth,

;
i
¢
i
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should be acquired as soon as possible, before used for private devslop-
ment, sven though the improvements on the land cannot be constructed at

QILCE +

FRIORITY OF PROJECTS

The recommendations in this report are cormservative, and shoonld
be within the finasncial ability of the city over a reasonable period o
years. Some moposals are more urgent than cthers, and some involve lit-
+le or no expense in putbting them imto sffect. OSome depend on coope ra-
tion of state or federal departments, such as highwey improvements, and
some on other agencies, such as the School Board. The following sequence
is proposed for the principal recommendations covered in the city plan.
It does not include water, sewers, and other similar needs:

1. Adoption of new Zoning Ordinance.

2. Adoptior of rules for land platting.

%, ®stablishing building lines on streets or highways, desig-
nated for future widening.

4., land acquisition, priority being given to land that is now
available and likely to bs lost tﬁiﬁugh development. - This includes land
for street widenings and openings, parks and parkways, schﬁgi grounds and
Civie Certer.

5, Construction of major streets, also highways in cooperation
with the State Highway Depertment.

6. The construction of the recommended viaducts, with priority

t0 Broadway.
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7. The systematic increase of off-strest auntomcbile parking
facilitiss.
8. Overall program for paving.
9, A comprehensive program for park, playground, and school
ground developmsnt.
10. Developmant of the extended Civie Centar,
1l1. A comprshensive program for the improvement of street walks,
curbs, lighting, paving and sireet tree planting.
It is recognized that some of the projects can proesed concur-
rently, and that certain recommendsations under each projeet are more im-
portant than others, and may be accomplished first. It is also chbvious
that the suggested priority will be aliered from time to time, as unususal
oppoertunities or emergencies develop. However, in gensral the relative

urgency of the projects is indicated.
LEGISLATTION

Every city planning program must have legislative authority as
a background, and Council Bluffs should support any new state legislation
which would simplify or expedite procedure.

The state act authorizing City Planning Commisgsions gives tham
the power of preparing comprsheansive city plans for their variocus communi-
ties, and of recommending guch plans 10 the councils for sdoption as the
official eity plans. The design and loeation of public and certain other
gbructures, as well =g works of art in publie plsces, must be referred to
tha commigsion for recommendstion, but there ig no provision that all pro-

posed improvements of the ftype covered by the city plan be referred to it.
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This should be added. The commission also has the approval of land plats
within the city and for one mile beyond.

In separate legislation the city couneil has the power to estab-
lish building lines on streets and highways, presumably to protect future
widening.

The state zoning enabling act applies to all citiss and towns,
and is satisfactory in its vrovisions., In addition, there is a separate
act covering zoning to prevent hazards ir the vicinity of airports, and
still snother act provides that counties with more than 60,000 population
may adopt county wide zoning regulations.

Jowa has very satisfactory legislation authorizing cities to pro-
vide off-street automobile parking undsr several different procedures. This
is most important to Council Bluffs.

The principal need in Iowa now seems t0 be legislation providing
for urban redevelopment, eifther under publie or private ownership. This

should have early abtention and support from the various communities.
CONCLUS ION

As stated before, city planning in any growing city is a contin-
uous procesg. Thig report represents a program, based on normal conditions
and trends, and predictions for the futurs, so far as they can be mads, No
city plan in a growing city can be static, and it is emticipated that changes
may be necessary from time to time. Such changes, however, should not be
made without careful consideration of the various phases of the plan affected,
and the gtatus of the whole program should at all times be preserved oﬁ an

interrelated and compreshensive basis.






